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TOWN OF NEEDHAM
HOUSING PLAN

l. EXECUTIVE SUMMARY

TheHousingPlanWorkingGroupis publishingthis HousingPlanto providea pathwayfor creatinghousing
opportunities in the Town of Needham. After 15 months of work together, the Working Group has
concludedhat the Townneedsto pursueopportunitiesto providehousingthat is affordableto residents
of differentincomelevels. We believethe implementationof thisHousingPlanto preserve andhopefully
increase,both moderateincome and affordable housingis critical to maintaining the diversity and

economicprosperityof Needham.

ThisPlanpresentsrecommendationshat TownBoards CommitteesDepartmentsandother entitiesare
asked to pursue to take advantage of the O2 Y Y dzy hausing Zopportunities. These
strategies, presentedin SectionlV and summarizedin Appendix1, consistof the following 17 major

recommendationsn three categories:

This Housing Plan stresses the ng
to develop a more dlistic or
comprehensive orientation
towards zoning to avoid having t
be reactive on a projedby-project
basis. Zoning strategies are meg

to help the Town be morg
intentional in its permitting,
looking at Towrwide

opportunities for directing future

development.

than six units

Zoning Strategies

1. Comply with MBTA Communities Guidelinesder
Section 3A of the State Zoning Act that mandates a certain
level of byright multi-family housing zoning in each
community within or adjacent to the Massachusetts Bay
TransportationAuthority (MBTA) service area. The level for
Needham is 15% of its housing stock, and recommendations
include expanding the -A zoning requirements of up to 18
units per acre in areas located primarily along the Highland
Avenue and Chestnut Street corridor

2. Adopt townwide inclusionary zoninghat wherever
possible will require at least 12.5% of units in projects of six
or more units be eligible for inclusion in the SHI with some
provision of payments Hieu of units for subdivisions of less

3. Broaden requirements for Accessory Dwelling Units (ABUs)iminate the requirement of

occupancy by family members and caregivers and enable owners to obtain additional income,

among other benefits, which is particularly helpful to older owners ordfireomes. Approval
of units within singlelamily units will be byight, however, some units in detached structures
may be allowed under special permit.

4. Promote greater energy efficiencies in housihgt is being explored as part of the recently
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5. Consider options for promoting development in appropriate locatimpsincentivizing new
housing devalpment in areas that address smart growth principles by calling for more efficient

land use, compact development patterns, less dependence on the automobile, a range of housing

opportunities and choices, and improved jobs/housing balance.
6. Consider optiont® better control teardown activitio discourage the demolition of more modest
homesand replacement by much larger and newer homes that many residents feel do not fit into
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neighborhoods. Such considerations could include furtaerendments of the dimenshal
thresholds for lot coverage, FAR, setbacks, and height restrictions for new homes as well as a
potential tree removal byaw, changes to the demolition delaytgw, and additional historic
districts.

Housing Development anBreservation Strategies

1. { dzLILI2 NI bSSRKFEY | 2dzaAy3a ! dziK2NAG& Qa taeNdbla SN G A
NHA to make essential improvements to its property inventory while also potentially yielding
buildable lot areas for additional deeply aftlable or more diverse income affordable housing

2. Continue local programs that address health and safety issgésding the Small Repair Grant
Program that provides grants of up to $5,000 for health and safety repairs to qualifying local
homeowners. Ao consider reintroducing the Safety at Home Program that provided
assessments of home hazards, especially regarding potential trips and falls, as well as a discussion
of other fall risk factors

3. Strategically invest and leverage local resourttesaccessother important resources, both
financial and technical, to finance new projects and programs.

4. Promote housing for special needs populatidh® Sy &adz2N® GKI G bSSRKI YQ&
disabilities, both young and old, have opportunities to secure not onlgrddble but also
accessible housing in the community.

5. Renovate/replace the Stephen Palmer Propastthe lease will expire in a few years, in May 2027,
and it is time for the Town to revisit its options for redeveloping the property. As in the past, the
SelectBoard should consider appointing a special Committee or Working Group to examine the
LINE LISNI @ Q& LRGSYGALFE F2NJ Y EA YA lrate/hdusingivhen NB dza S
the lease expirewith consideratiornf the needs of existing tenast

6. Prepare an inventory of potential public and privatelyned development opportunitigbrough
the appointment of a Working Group of representatives from various Town boards and
committees to revisit thefeasibility of properties that were identified for potential housing
development in the past and to determine the suitability and availglior developing affordable
housing on additional publiclgwned property. Similarly, this Working Group could also be tasked
with identifying privatelyowned parcels that hold some development potential.

7. Consider waiving application fees for affordailousingon any development that includes
affordable units or as an additional incentive for projects that are directed to below market units
in accordance with the Guiding Principles and Priority Housing Needs identified in this Housing
Plan

CapacityBuilding Strategies

1. Continue to provide community outreach and education on housieggage the community in
discussions related to affordable housing and to present information on the issue to dispel
misinformation and help galvanize local support, ficdl and financial, for new affordable
housing production.

2. Monitor targeted housing goals and the Sitlannually monitoring progress with respect to the
implementation of this Plan, including targeted production goals, with staff support from the
Departrent of Planning and Community Development.

3. Identify impacts of housing proposatsough impact analyses of housing initiatives on a preject
by-project basis with further consideration of greater proactive instead of reactive studies to
guide new develoment.

4. Build local and regional support and collaboration for houbingevisiting the Affordable Housing
¢CNHzAGQa NRfSar NBalLRyairAoAftAldASa YR YSYOSNBKAL
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with potential Planning Board/Planning and Community Development Department roles in
guiding housing visionand Planimpl& y G | G A 2 y ® lfaz2 O2yaARSNI LI NI A
Engagement Initiative (MEI) to support efforts at local and regional coalition building around
housing production and preservation.

The Plan also present eight additional strategies that merth&r study over the next few years:

Zoning
Consider allowing-2amily homes byright in singlefamily zones.
Evaluate the feasibility of mixease development with affordable housing on the municipal
parking lot in Needham Center.
Exploreoptions to establish a Chapter 40R "Smart Growth" Overlay District(s) in Needham.

Housing Development and Preservation
Make enhanced homebuyer assistance available.
Support state legislation or consider a Home Rule petition for a transfer tax or imgesioh
high-value home sales.
Consider further property tax reductions or deferrals for qualifyataer residentswith high cost
burdens.

Capacity Building
Conduct a racial impact study.
Explore potential reductions in local preferenceffordable housing lotteries.

BACKGROUND

Needham is a desirable place to live, work, and raise children with an excellent school system, proximity

to jobs, public transportation into Boston, and community amenities. However, housing in town has
become very expensive. To address this issue, #exdiNam Planning Board is sponsoring this Housing

Plan to obtain updated information on housing conditions and identify local housing needs and priorities

to guide decisiory I { Ay 3 2y GKS ¢26yQa FdzidzZNE K2dzaAy3a | ASyYyRL

To undertake this work, the Planningdd appointed a Working Group composed of representatives of
various local boards and committees as well asagje members of the community. The active
engagement of local leaders, housing stakeholders, and residents is a key component of the grocess o
preparing this Housing Plan and has included several community meetings and a community housing
survey.

The Town of Needham has not had an approved Housing Plan in place since 2007, although it has made
considerable progress in producing affordable hogssince then, adding 894 new stapproved unit$
to its Subsidized Housing Inventory (SHI) and surpassing the state Chapter 40B affordability goal of 10%.
Despite reaching this threshold, the Town recognizes that significant unmet housing needs. remai

The Town of Needham has approximately 11,800 total housing units with a medianfaimgiehouse
price of $1.29 million in 2021 ($885,000 for condominium units), up from $1,065,000 (+21%) and $805,000

1 A total of 894 units were added to the Massachusetts Department of Housing and Community Development
6451 /560 {dzoAARAT SR 1 2dzaAy3 LYy@Syidi2NE oO6{ILO YIFAYyGFAYySH
affordable to those with incomes at or below 8@¥@area median income and 656 were markate rental units.
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(+10%), respectively, as of the end of 2019. Hougsiiogs are high and rising, up to $1.45 million and
$850,000 for singkkamily homes and condos, respectively, as of September 2022. Further evidence of
tight market conditions includes vacancy rates for rental and homeownership units of only 2.6%%nd 1.
respectively. Few homes in the private housing stock are affordable tedod moderateincome
residents. These conditions are exacerbated by substantial teardown activity where contractors replace
modest older homes with larger very expensive orfesther driving up housing prices and eroding
housing options.

The pandemic and higher interest rates do not appear to be making a large dent in the prices of homes in
town. Income loss during the pandemic, rising property taxes due to escalating j@asires, and other
higher housingelated costs have contributed to a widening affordability gap with some residents
struggling to remain in the community.

Fundamental to the rise in housing prices is the imbalance between housing supply and deriand. T
not just a local problem but one that is occurring throughout much of the Commonwealth, the Greater
Boston area in particular. Regional solutions to boosting housing production are needed, albeit
challenging given the discretion provided to munidifes in adopting their own zoning Hgws and
ordinances under the home rule amendment to the Massachusetts Constitution which authorizes local
by-law enactment.

The Housing Plan Working Group, along with community members who attended meetings ory Janua
27" and March 2% and filled out the Community Housing Survey, have identified maintaining a very
diverse and welcoming community as our highest priority for the Town of Needham. To achieve this
priority, it is imperative that our housing stock provides options for rasiglef all ages, races, ethnicities,
gender identification, sexual orientation, religion, abilities, and stages of life.

It is the premise of this Housing Plan to create housing opportunities that will not only be affordable to

low- and moderateincome households but will remain so for as long a period as possible, striving to
NEYIFIAY o02@S GKS adlFriSQa /KFELWGSNInn. wmmx> I FF2NRI 0
a strong negotiating position with developers to ensure that new uniscaeated in the context of the
t26yQa ySSRa YR LINBFTFSNByOSaoe LG Aa ltaz2 GKS AyasS
housing needs in the community to the greatest extent possible based on diverse target populations,
including those whanight have incomes above state limits but are still priced out of the housing market.

Through a range of strategies including zoning changes, partnerships with developers and service
providers on housing development and preservation efforts, and appemdo boosting local and
regional capacity to promote greater housing diversity and affordability, the Town can continue to play a
meaningful role in promoting housing options that match people to appropriately priced and sized units
¢ producing housinghat reflects the guiding principles included in Section 11.C and the following
community housing priorities

Households with Limited Incomesleed affordable rental housing

There still remains a population living in Needham with very limited financial means. Given the

high costs of rental housing, including sizablefud2 y G O2ada OFANRG FyR I &
deposit, and moving expenses), more subsidized rertabkimg is necessary, particularly for the
O2YYdzyAleQa Yzail @dzZ ySNIofS NBaiARSyida FyR AGA
are targeted to rental development which enables the Town to leverage local investments and

build at some higher sde.
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Gaps in Affordability and Access to Affordable Housingeed affordable homeownership
opportunities

Housing in Needham is expensive with large gaps between what housing costs and what many
residents can afford. There are also substantial cost burdens for owners with incomes at or below
100% AMI. Even though Needham has a very high level of homeownersB#9%o, there would

be a public benefit for the Town to promote opportunities for younger households to purchase a
starter home and establish roots in the community. A wider range of affordable homeownership
options is also needed for municipal emploge®ther local employees, amlder residents
looking to downsize. Many older adults are living in homes that are larger than they need, costly
to maintain, and potentially isolating; but there are limited alternatives that better address their
current lifestyles, resources, and potential speciataee

Special Needs HousindNeed handicapped accessible units and supportive services

An estimated 2,262 residents, or 7.4% of all civilian, noninstitutionalized residents, identified
themselves as having a disabifitg@iven this level as well as thging of the population, greater
emphasis should be placed on housing that is linked to appropriate supportive services and
promotes increased conformance with universal design guidelines for handicapped accessibility,
FRIELIGFOAT AGR |yghRthaindreasihginéedsboffolilel addlts) this plaBining process
attracted input from parents who find it difficult to secure suitable housing for their children
with disabilities when they turn age 22.

A summary of recommended housing strateggemcluded as Appendix 1 which provides information on
the proposed action, entity primarily responsible for implementation, whether Town Meeting approval is
required, the level of complexity, prerequisites or resources required, as well as the timefaame
implementation.

2The U.S. Census defines disability as a-lerg physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, balsamging, or remembering. Many residents

with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.

Needham Housing Plan Page5



Il. INTRODUCTION

A. PURPOSE OF THE PROJECT

This Housing Plan represents an effort to update and augment information that was included in an
Affordable Housing Plan, completed in 2007. The 2007 Plan was the culmination of a lengthy process on
the part of the Town of Needham to better understand aultiress unmet community housing needs. In

the fall of 2002, the Needham Select Board created the Comprehensive Community Housing Study
Committee, made up of both Town officials and local residents, to coordinate, research and make
recommendations to thdown about ways to maintain and increase housing options for individuals and
families with low and moderateA y 02 YS&dd 2 AGK FaaradlryO0S FNRBY bSSF
consultants and state funding under Executive Order 418, the Committee undertoodrausgrogram

of research and public workshops for more than a year that culminated in a completed Community
Housing Plan.

In June of 2006, the Select Board appointed a special Affordable Housing Plan Task Force to work with the
Town Planner and seleaeconsultants on updating the aboweentioned Executive Order 418
Community Housing Plan to make sure it reflected current market conditions, the status of housing
initiatives, and the updated HUD Consolidated Plsetting production goals over the nes&cade to get

to the Chapter 40B 10% state affordable housing goal.

More than 15 years have passed since then and significant progress has been made with respect to
boosting housing production and building local capacity for promoting additional hgpogiportunities
including the following important accomplishmerits:

{AYyOS wHnncz GKS ¢26yQa /KFELWISNI nn. {dowaiRAl SR
units or from 4.61% to 11.86% of its yeaund housing stock for a net increase of State-
approved units.

The Needham Housing Authority (NHA) coordinated a $2 million modernization project that
expanded the living areas and renovated the kitchens of units in its High Rock Estates project.
Additionally, they redeveloped 20 singlemily touses into 20 duplexes with a net gain of 20
units. Ten of these duplexes were redeveloped into 20 condominium units with a separate
Homeowners Association but also receiving NHA support in maintaining and managing the units.
The remaining units are realls owned and managed by NHA. Since then, NHA prepared a
Facilities Master Plan and has brought on consultants to guide it in the next phases of
modernization and redevelopment work.

The Town approved new zoning that created special distrigisdmote housing for older adults

and mixeduse development with mandates for the inclusion of affordable units. It also approved

a bylaw to allow the creation of Accessory Dwelling Units (ADUSs) for family members or
caregivers.

Significant funding has baecommitted in support of affordable housing including almost $1.5
million in Community Preservation Act (CPA) funding and $280,000 in federal HOME Program
funds.

The Town prepared a permitting guide that clarifies what qualities Needham seeks in housing
development, focused primarily on Chapter 40B comprehensive permit projects.

3 Such plans are required by HUD for receipt of HOME Program funding and updatgfiwgears.
4 A more detailed report of zoning and housing production accomplishments is included as Appendix 3.
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The Needham Housing Authority completed its Facilities Master Plan in 2019, and2021idt
launched its Preservation and Redevelopment Initiative focused on upgrading itsxBliGige
deeply affordable units and the development of ~200 new units.

The Town launched new programs, one to support qualifying tenants in paying their rent during
the pandemic and another to help eligible homeowners undertake important health and safety
improvements to their homes.

This Housing Plan provides an opportunity to obtain updated information on local demographic and
housing changes and reflect on the ramifications of these changes on current housing needs. In order to
move forward on a proacte housing agenda, the Town recognizes that it needs a more current
understanding of the local housing dynamic to identify and prioritize unmet housing needs in the
community and prepare a plan of action to address them. This planning effoenaiilethe Town to
document the extent of local need in terms of affordability, accessibility, sustainability, and suitability that
will provide input into decisiomaking on future regulatory and development prospects.

The Needham Planning Board has appoiraetforking Group of representatives of various Town boards
and committees as well as three-large community members to coordinate the planning process.
Fundamental to this planning effort is a robust community engagement process of public forums,
interviews, and a survey to ensure that residents have opportunities to express their thoughts about local
housing issues and an action plan.

B. TOWN OVERVIEW

Originally incorporated in 1711, after 200+ years as a rural community, Needham has become a largely
residential town located on rocky uplands within a loop of the Charles River in the eastern part of Norfolk
County and about ten miles southwest of Downtown Boston. The town includes almost 13 square miles
and is home to about 32,000 residents. Neighbgprommunities are some of the most affluent in the
Boston Region and the state including Wellesley on the west and northwest, Newton on the north and
northeast, the West Roxbury section of Boston on the east, Dedham on the southeast and south, and
Westwoodand Dover on the south.

Needham also has the great advantage of being well positioned with respect to transportation with four
aiz2L1a 2y GKS alaal OKdzaSGda . 1@ ¢NryaAd ! dzikK2NARGeQ.
bSSRKIFY 6AGK GKS a. ¢! Qatrededd$highvdy aGesdibility thaSivcludey = | v |
Routes 9 and 90 to the north and Route 95/128 that run through town with three exits in Needham and

one adjacent to Needham in Dedham.

Needham is also made up of richly diverse environments, ranging frampact Town Center, outlying
areas that are more rural in character, a variety of smaller village centers and residential neighborhoods,
as well as substantial and wellanned business areas. While Town government remains under significant
fiscal pressies, like virtually all others in Massachusetts, the level of services it strains to maintain is one
that many communities would envy. Moreover, Needham has ametignized school system that has
been ranked highly among others in the state. All of thesenities have resulted in Needham being a
desirable place to live, work and raise a family.

Nevertheless, the Town faces some very real challenges that need to be addressed, and housing is among
them. High housing costs coupled with limited state fatdkral resources present substantial challenges

to meeting local housing needs. For example, young adult children of Needham families typically find it
impossible to afford housing here, particularly if they have a disability. Many households, egméaéal|
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adults with fixed incomes, find that remaining here imposes increasingly unbearable cost burdens.
a2zoAfAle 6AGKAY bSSRKIY A& fAYAGSR lFa aSyLiie ySai
home equity, find downsizing to housing with assibility and services a choice that is largely unavailable

at reasonable cost.

Moreover, Needham is categorized by the regional
y & . planning agency, the Metropolitan Area Planning Council
' Wellesley Batsd) QO ER dal!t/ vz & I aYl G§dz2NB &dzo dzNb Iy

(ie) s \ o mid-20th century neighborhoods of own@rccupied,
- Needham \ singlefamily homes on small lots, interspersed with
igtiex” S  Meeatam commercial districts and higliensity residential

VLW ~ RS@GSt2LySyidad {dzOK aYl GdzNR G@&¢
fy housing development opportunities. While there are

some remaining scattered parcels of vacant developable
©2012 Google Map data 8201R@68ae  land, most new development will have to occur through
the redevelopment of existing buildings. This will likely be in areas where some greater density is
welcome, such as near commuter rail stati@mel along commercial corridors. Moreover, almost all new
singlefamily homes now involve the demolition of more modest homes in the community with
replacement of much larger and expensive ones.

Bringing affordability to existing units is made more dayii o6& bSSRKI YQ3d SEN.
market values with a median singi@mily home price of almost $1.3 million.

Within this context of housing challenges is the virtual mandate from Chapter 40B and the Commonwealth
that at least 10% of all housing should boedable based on specific requirements, regardless of market
changes. As Needham has surpassed this 10% affordability threshold, it is in a position to better control
new development of affordable housing as the Chapter 40B comprehensive permit pracessly be

used if the Town agrees to basic project terms and conditions.

C. GUIDING PRINCIPLES

CKA& | 2dzaAy3 tfly FR2La (GKS F2ff2¢gAy3 IdZARAYy3I LI
housing agenda. These become the context for the Imgusirategies that are proposed to address local

and regional housing needs.

Build a more diverseand welcomingcommunity that includes residents of all ages, races,
ethnicities, gender identification, sexual orientation, religion, abilities, and staiée.

Be a community with broad economic diversity.

Be an engaged community that actively shapes a vision for its housing future that is sensitive to
regional considerations.

Ensure that new housing is appropriate to its location and context.

Provide opportunity for different housing types of a broad range of size and price.

Enhance the vitality of our commercial areas to encourage walkability, commuting, shopping,
servicessocializing, and health.
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D. DEFINITION OF AFFORDABLE HOBSING

The federal government identifies units as affordable if gross rent (including costs of utilities borne by the
GSyrydo Aa y2 Y2NB GKIFy om: 2F | K32dedkhos peRQa y S
dependent, for child care, extraordinary medical expenses, etc.) or if the carrying costs of purchasing a
K2YS 6Y2NI3AF3IST LINRPLISNI& GFLES& FyR AyadaNI yOSo A&
40B comprehensive permit retations and Local Initiative Program (LIP) guidelines define affordability if

the household is not paying more than 30% of income on housing costs. If households are paying more

than these thresholds, they are described as experiencing housing affotglpabilblems or cost burdens;

and if they are paying 50% or more for housing, they have severe housing cost burdens.

Affordable housing is also defined according to percentages of median income for the area, and most
housing subsidy programs are targetedparticular income ranges depending upon programmatic goals.
Extremely lowincome housing is directed to those with incomes at or below 30% of area median income

(AMI) as defined annually by the U.S. Department of Housing and Urban Development. Huoatsing
GFrNBSGa GKAa AyO2YS 3INRBdzZL) Aa 27Fi0SyhcoNBiF@&inbdar G2 |
households with incomes between 31% and 50% of area median inchoweincomegenerally refers to

the range between 51% and 80% AMI. These incexwd are summarized in TablelJlcomparing 2021

and 2022 income limits. The median area income, for a household with four persons, increased by 16%
between these years, from $120,800 to $140,200.

Table #1: INCOME LIMITS FOR BEESTOMAMBRIDGRUINCY MANH METRO AREA, 2021/2022
# Householq 30% AMI 50% AMI 80% AMI 100% AMI
1 person $28,200/$29,450 $47,000/$49,100 $70,750/$78,300 $84,560/$98,140
2 persons $32,200/$33,650 $53,700/$56,100 $80,850/$89,500 $96,640/$112,160
3 persons $36,250/$37,850| $60,400/$63,100 $90,950/$100,700 $108,720/$126,18(
4 persons $40,250/$42,050, $67,100/$70,100 $101,050/$111,850 | $120,800/$140,20C
5 persons $43,500/$45,45( $72,500/$75,750 $109,150/$120,800 | $130,464/$151,416
6 persons $46,700/$48,800 $77,850/$81,350 $117,250/$129,750 | $140,128/$162,632
7 persons $49,950/$52,150| $83,250/$86,950 $125,350/$138,700 | $149,792/$173,848
8 persons $53,150/$55,550| $88,600/$92,550 $133,400/$147,650 | $159,456/$185,064
Source: U.S. Department of Housing and Urban Development (HUD) and Community Preservation
Coalition for 100% AMI figures.

Most statesupported housing assistance programs are targeted to households earning at or below 80%

AMI, as welks some at lower income thresholds. The Community Preservation Act (CPA) allows resources

to be directed to those at a somewhat higher income threshpig to 100% of area median inconge

y2g 0@LIAOIff& NBFSNNBR (2 I td dodever, thdzynitgirethiskn2oma A y 3 £ ®
range cannot be counted as part of the SHI. In general, programs that subsidize rental units are targeted

to households earning less than 60% AMI with some financing reaching those with incomes below 30%

AMI. Firsttime homebuyer programs typically apply income limits of 80% AMI.

Ly O2dzydAy3a | O2YYdzyAileQa LINRPIAINBaa G266l NR GKS [/ Kl
unit as affordable if it meets a number of requirements under Chapter 40B as summiariziggire HL.

tKSaS dzyAida INB 2F0Sy NBFSNNBR (2 & a&! épridedF ¥F2NRIE 6
units available on the open market that do not qualify for the SHI and referred to as Market Affordable
Housing.

5 Definitions of other terms are included in a Glossary of Terms in Appendix 4.
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Figure H1: CHAPTER 40B: WHAT IS AFFORDAB
HOUSING?

1. adzad o06S LI NI 2F | G&dzmaiR)
non-profit, or limited dividend corporation or approved
Through a state subsidizing agency.

2. Atleast 25% of the units in the development must be inco
restricted to households at or below 80% of area median
income (or 20% for those earning at or below 50% AMI)
and have rents or sales prices restricted to affordable leve
Restrictions mustun at least 15 years for rehab and in
perpetuity for new homeownership unifs.

3. Development must be subject to a regulatory
agreement and monitored by a public agency or
non-profit organization.

4. Project sponsors must meet affirmative marketing
requirements.

State policies also enable municipalities to possibly reserve up to 70% of the affordable units created in

state subsidized developments, including comprehensive permit projects, for those who live, work or

attend school in the communityNB F SNNBR (2 I a af 20l f LINBFSNByOSé dzy
thus far Needham has obtained local preference approval at the 70% level for all of its eligible projects.

6 The state has allowed some flexibility on the level of mféility in homeownership projects.
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.  HOUSING NEEDS ASSESSMENT

It is important to closely examine demographic and economic data and trends, particularly past and future
trends, in order to understand the composition of the population and how it relates to current and future
housing needs. A summary of key demograpddonomic and housing conditions is provided below that

is further distilled into indicators of housing needs by rental vs. homeownership as well as target
populations to identify priority housing need®etailed demographic, economic, and housing pre§il

are included in Appendix 2 with substantial analyses of housing conditions, including affordabBility.

A. SUMMARY OF DEMOGRAPHIC AND ECONOMIC CHARACTERISTICS AND TRENDS
Recent spurt in population growth, increasing racial diversity, and shiftwards more older adults

The 2020 U.S. decennial census identified continued population growth in Needham between 2010 and
2020, up to 32,091 residents, representing a gain of 3,205 new residents or 11%. Some of this growth is
due to new multifamily rertal development that included 526 additional residential units in The Kendrick
and Modera Needham 40B developments. Population projections forecasted a total population of less
than 30,000 residents by 2020 and 31,000 by 2030, significantly less th&2,0%l residents reported

in the 2020 census

The population has remained predominantly White, with growth in the number of Black and other
residents of color as a percentage of the total population, from 5% in 2000, 9% in 2010, and up to 15%
according ¢ the 2020 census.

The 2020 decennial census data identified 8,439 residents as being under age 18, representing a 3.4%
increase in growth since 2010 compared to an 11% increase in total population. The number of children
decreased from 28.3% to 26.3%oall residents between 2010 and 2020. There were also losses in young
and middleaged adults during this period with those age 25 to 54 declining by 23% during this period.

Those 65 years of age or older increased from 4,700 residents in 2010 toi®,2680 or by 29% and

from 16.3% to 19.5% of the population. This age group is projected to increase to 24% of residents by
2030. While many older adults want to downsize in the community, many remain in their homes because
there are few appropriate andffordable options for them in Needham.

Population projections generally forecast declines in the numbers of children. The Needham Public
Schools reported a student enrollment of 5,483 in the 2@PQ1 school year, down from 5,645 for 2018
2019, and upconsiderably from 4,330 students during the 198300 school year. These projections
predict that student enroliments will grow to a peak of 5,946 students in the 285chool year and

then decline to 5,777 in 20330348

While the population increased by 11% between 2010 and 2020, the number of households increased by
4%, from 10,341 to 10,765 households. This suggests that households are becomimghiatgisrfurther
demonstrated by the increase in average househdie $rom 2.72 persons in 2010 to 2.82 by 2020.

’ As the U.S. census decennial data is limited, much of the analysis of demographic, economic and housing
characteristics and trends sourced in the census as part of this Housing Plan will necessarily be basechenghe ce
estimates in the American Community Survey (ACS).

8 McKibbin Demographic Associates, Enrollment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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Smaller homes being torn down and replaced by larger ones has contributed to the increasing numbers
of larger households.

: . . . Housing costs have risen faster
Figure IH1: Median Household Income and Median than incomes over the decades.

Owner-occupied Unit Value, 19902019 The median householdncome

$1,000,000 $855,300 grew by 30% between 1999 and
another 53% to $174,707 by
$600,000 2020. This is more than twice the

$400,000 — $256,500 sirases  S165.547 rate of inflation between 2010
$200,000 - $60;357 $88,079 : and 2020 of 18.7%. As shown in
$0 Figure IH1, housing values have
1990 2000 2010 2019 risen more than income, resuln

— Median Household Income in greater affordability gaps.
= \edian Owner-occupied Unit Value There were decreases in the
numbers and percentages of
households in all income ranges of less than $100,000 between 2000 and 2020, with 42% of all households
earning less than $100,000 in 2010 compared to 30% by 2G2@respondingly, 58% of all households
earned more than $100,000 in 2010, increasing to 70% by 20&0eover,44% of all households had
incomes of more than $200,000 in 2020.

Despite generally growing prosperity, there remains a vulnerable populatiog in Needham with very

limited financial means as 1,157 households or 10.8% of all households were estimated to have incomes
of less than $35,000, including 625 or 5.8% earning less than $25,000. Another sign of income disparities
relates to tenure. Wile the median household income of homeowners almost doubled between 2000
and 2020, from $100,732 to $203,690, the median income of renters stayed about the same, going from
$44,226 to $44,361.

B. SUMMARY OF HOUSING CHARACTERISTICS AND TRENDS

Slower housing growth than population growth in tandem with substantial teardown activity

Population growth increased by 4,534 residents or 16.4% between 1990 and 2020 to 32,091 residents

compared to housing growth of 1,486 units or 14.3% to 11,891 usihawn in Figure {8. This higher
population  growth reflects

Figure IH2: Change in Population and Total Housing higher average persons per unit
Units, 1990 to 2020 which largely occurred in the
40.000 owner-occupied housing stock
’ 32,001 between 1990 and 2020, from
27 557 28,911 28,886
30,000 ' 2.83 to 3.03 persons. Average
20,000 household size in rentals
0,405 0,846 1,122 1,891 decreased, howear, from 2.01
10,000 l to 1.69 persons during this same
0 . . . period.
1990 2000 2010 2020

Building permit data indicates
® Population m Total Housing Units that between 2010 and 2020
there was a net gain of 720
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housing units with a net increase of only 19 sidglaily homes. This represents a teardown level of
almost 98%f all building permits issued for singl@mily construction during this period.

Building permit data also shows that 666 units were built in rfahiily buildings of three units or more

between 2010 and 2020, representing 92.5% of new unit prodnctilost of these units were part of

the 526 units built as part of The Kendrick and Modera Needham Chapter 40B developments. Despite this
significant amount of new mutF I YAt & O2y ailiNHzOGA2y X bSSRKIYQa K2dz
singlefamily detated residences at 77.6% of all units with an owaecupancy level (all own&rccupied

units) of 84.5% based on 2020 census estimates.

Housing costs at unprecedently high levels for homeownership and rentals

Needham joined th& Y A tR2At2fyF NJ Of dzo ¢ aSOSNI t &SI NR |fady | & §K:¢
home climbed to $1,102,000 as of January 2019 from $976,250 as of the end of 2018. It subsequently
increased to $1.29 million in 2021. The median price for all typesnafarninium units was $885,000 in

2021, up from $805,000 in 2019.

The rental market has also changed substantially as the median rent doubled between 1990 and 2020,
from $798 per month to $1,604. The 2020 census estimates further indicated that 65.8% ofith2 ¢ y Q &
rental units were renting for more than $1,000, 50.8% above $1,500, and 11.4% at over. $8,8Gfso
important to note that the census figures include subsidized units, which represents about 37% of all rental
units in Needham, and thus mediaalues make the rental market look more affordable than it actually
is.A more typical rent for a twvedroom apartment is at least $1,900 in older dwellings and over $3,200

in newer multifamily developments.

There is very little affordability remairth Ay b SSRKI YQ& LINAGIF S K2dzaAy3a ai
a Habitat for Humanity house, valued below $200,000 and just one other dargly home assessed

between $200,000 and $300,000 that were still relatively affordable to those with inconmsbatiow

the area median income (see Tabl4 ffior income levels). While almost half of the homes were assessed
between $500,000 and $700,000 in Fiscal Year 2014, homes in this range declined to 18.7% in Fiscal Year
2022. In fact, all properties assedder less than $700,000 decreased from 4,987 homes, or 60% of all
singlefamily units in FY14, to 1,684 units representing 20% of these units by Fiscal Year 2022.

I LI NOGAOdz NI @ AYLRNIFYyG O2YLRYySyd 2F b8&RKIYQa
managed by the Needham Housing Authority (NHA), representing 22% of all units that the state counts as
part of the Subsidized Housing Inventory (3iH 43% of the actual affordable unitMost of these units

are antiquated, without handicapped azssibility and energy efficiencies, and will require a major
investment of capital to make improvements and potentially expand the number of units. This will be a
YI22NJ F20dza 2y (KS ¢2¢6yQa K2dzaAy3d | ASYRI o

Growing affordability gaps and cost burdens

The dfordability gap for singléamily homes is estimated to have been $482,000 in 2021, the difference
between $808,000, based on what a median income Needham household could afford (for an average
household of three and 80% financing) and the median hougee wf $1.29 milliod. This gap is up

o Figures based on interest rate of 4.0%;y&ar term,annual property tax rate of $13.03 per thousand, insurance
costs of $6 per thousand for single and tfieanily homes and $4 per thousand for condominium units, and private
mortgage insurance (PMI) estimated at 0.3125% of loan amount for 95% financingstamdted monthly condo

fees of $300. Figures do not include underwriting for PMI in calculations with a 20% down payment and for the 80%
AMI level at 95% financing that would assume that the purchaser qualified for the ONE Mortgage Program,
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considerably from $211,500 as of April 2014. The upfront cash requirements for the down payment and
closing costs in effect add more than another $265,000 to this affordability gap in the case of 80%
financing with &20% down payment, an amount most fiteihe homebuyers lack.

When looking at the affordability gap for those with incomes at the 80% AMI limit, the gap is at an

estimated $918,500, the difference between the median priced sifgidly home and what ghree-

person household earning at this income limit can afford or $371,500 based on the ability to secure
financing with no more than a 5% down payment, such as through some state subsidized mortgage
programs.

In regard to rentals, because thmedian household income for Needham is so high, there is no
affordability gap for households earning at the median income level who could likely afford a monthly
rent of almost $4,000. However, a household with income at the 80% AMI level would encaanter
affordability gap of about $650, the difference between an estimated median rent of $2,500 and what
such a tweperson household could afford of about $1,846 based on spending no more than 30% of
income on housing costs and monthly average utility bfll175.

Given rising housing costs and widening affordability gaps, it is not surprising that more households are
spending more than they should for housing. Special tabulations of census data for HUD indicated that of
the total 10,765 estimated houselas in Needham, 1,425 or 13.2% were spending between 30% and 50%
of their income on housing with another 1,163 or 10.8% spending more than half their income on housing
costs. This analysis suggests that 2,588 or 24% of all households were spendingtoa thed housing,
commonly defined as spending more than 30% of income on housing cost and also referred to as having
cost burdens.

There were 1,030 renter households and 1,060 owner households with incomes at or below 80% AMI,
which included 57% or @l renter households and 11.8% of owner househ&lddf the 1,810 reported

renter households, 620 or 34.2% were experiencing cost burdens compared to 708 or 7.9% of owners.
Consequently, renters were proportionately experiencing greater cost burdens although the total number
of costburdened owners was aitthigher.

Of the 1,030 renter households with incomes at or below 80% AMI, 60.2% were experiencing cost burdens
including 38.4% with severe cost burdens. In comparison, 66.8% of the 1,060 owner households were
overspending including 46.0% with sevexest burdens. It is likely that many of these ebstdened

26y SN) K2dzaSK2f Ra FNB aOFaK LJ22N) odzi Sldzad@& NAOKE
purchasing an affordable unit (that would qualify for the SHI) but their financial assetsupaty the

equity in their homes, would render them ineligible for such housing.

The convergence of these trendsn aging population, high housing prices, lower housing production,
limited housing diversity, challenges in obtaining subsidies, largke upfront cash requirements for
homeownership and rentalg all point to widening affordability gaps and increasing cost burdens.
Consequently, without major interventions at all levels of government, Needham and many other

MassHousing, oother government mortgage offerings for example. Assumptions also include the purchaser
spending no more than 30% of income on housing costs.

0HUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).

1 Stae asset limits are $75,000 plus a maximum of $200,000 in net equity from a former home for those purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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communities in the GreatdBoston area will continue to lose ground on their ability to be a place where
individuals and families across a range of economic and social strata can call home.

C. CONCLUSIONSFRIORITHOUSING NEEDS

Given the high numbers of residents who areipgytoo much for their housing (see Table 41 in Appendix

2) and growing affordability gaps, there is a pressing need to produce more housing that is affordable in
Needham, not only for the most financiallalnerable residents, but also for those who map meet all

affordable housing requirements but are still struggling to remain in the commubit3. SRK I Y Q& / 2 dzy (
on Aging and Public Health Department prepared an Assessment of Housing and Transit Options for
Needham Seniors in August 2016 that suggeédteat the affordable housing problem is greatest for
moderateincome people who do not qualify for subsidized housing but cannot afford market rate
housing. Nevertheless, it is important to note that even if a household qualifies for subsidized housing,

there are not nearly enough units to meet all of the need nor demand.

The major obstacle to meeting underserved needs is the gap between these needs and the resources
available, including real property, which has been exacerbated by unprecedently high housing prices.
Constraining regulations, low interest rates, and the g¢mic have also contributed to rising housing
prices.

Fundamental to the rise in housing prices is the imbalance between housing supply and
demand. This is not just a local problem but one that is occurring throughout much of the
Commonwealth, the Grear Boston area in particular. Regional solutions to boosting housing
production are needed, albeit challenging given home rule which authorizes local bylaw

enactment in compliance with state oversight.

This Housing Plan provides a road map for devemgimplementing strategies to preserve and produce
additional community housing options, directing development to appropriate locations and target
populations.

Based on input from a wide variety of sources including updated census data, market irdfoyrimgiut
from local stakeholders, and community meetings; the following priority housing needs have been
identified.

Priority #1: Rental housing

Both rental and ownership housing are necessary to encourage a mix of housing types in response to
diverse populations and household needs. There is, however, a more compelling case for rental unit
creation based on the following considerations:

¢ NBESG GKS ySSRa 2F GKS O2YYdzyAdeQa Yzad @dzZ yS
asrental housing is typically more affordable and requires lesfat cash.

t NEY23GS 3INBFGSNI K2dzaAy3 RAODSNHEAGE -otcapiegamddbp:’s 2 F
82.7% involves singlamily homes. More housing options are necessary to meet thelsieé

local workersand younger individuals and familiego are priced out of the housing market,

people who grew up in Needham and want to remain in the community, and empty nesters, for
example.

Better leverage other funds, as state and federal resosir@ee almost exclusively directed to

rental housing development, family rentals in particular, unless the municipality has been
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designated as a Gateway City or has qualified- lawd moderateincome census tracts
(Needham does not).

Invest locallyavailabé subsidy funds (e.g., CPA, Needham Affordable Housing Trust Funds,
HOME Program funds) in support of greater numbers of households/occupants over time as
rentals turnover more regularly than ownership units.

Respond to new state guidelines for MBTA comites in creating new transiriented zoning
districts with byright permitting for a minimum land area of 820 acres (depending on
density), minimum gross density of 15 units per acre, and minimum 4fantily unit count of
Mpo: 2T 0KS  (sRguyitQér 1,782 unitsf K 2 dz

Provide opportunities for somelder residentsg K2 | N 2dZA S8BI | YR A LISYRAY:
much on their housing to relocate to more affordable and less isolated settings, opening up their
homes to families requiring more spacere@e new income opportunities (e.g., through
Accessory Dwelling Units conversions to twefamily homes) that could alsaddresshigh cost
burders.

Enhance the ability to qualify occupants for housing subsidies as state requirementdddmg

units on the SHI make it very difficult for leteym homeowners to be eligible for subsidized or
assisted housing given asset limits.

Provide opportunities for mixethcome housing where several different income tiers can be
accommodated withirthe same project.

Indicators ofNeed for More Rental Housing
As detailed throughout this Housing Needs Assessment, the following considerations suggest a pressing
need for more affordable rental housing:

Limited incomesg About 21% of all renter households had incomes of less than $25,000 based on
2020 census estiates. Additionally, there was an increase in the number and percentage of
renter households with incomes at or below 80% AMI between 2015 and 2018, from 53% to 57%.
The median income earning renter, with $44,361 in annual income, could afford a remtasne

than about $934 given spending of no more than 30% of income on housing costs including an
estimated $175 in monthly utility bills. This makes it extremely difficult for lower income
households to find affordable market rentals without spendingtéa much on housing.

High cost burdensb SSRKIF YQa NBY(iSNBR FNB aALISYyRAy3I (22 Yd«
renter households overspending including 25% with severe cost burdens as they were spending
more than half their income on rent and utilities.

Of the renters with incomes at drelow 80% AMI, 60% were experiencing cost burdens, 38% with
severe cost burdens. Of particular concern were the 450 renter households with incomes at or
below 30% AMI, referred to as extremely lawcome households by HUD. Of these, 54% were
experiencingcost burdens, 48% with severe cost burdens. Additionally, of the 580 renter
householdsarning between 30% and 80% AMI, about half were overspending including 31% with
incomes in the 30% to 50% AMI range that had severe cost burdens. None of the Hdsiseho

the 50% to 80% AMI income category were reported to have had severe cost buiidenfocus

of rental housing production should be on those earning at or below 80% AMI to the greatest
extent possibleandat lowerincomes where feasible.

Highrents ¢ The 2020 census estimates indicated a gross median rent of $1,604 which would
require an income of about $77,160, assuming $175 per month in utility bills and housing
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SELSyasSa 2F y2 Y2NB GKIy om: 2F (KScomweaza SK2f R
renter households much lower at $44,361, but market rents are typically much higher and tend

to be beyond the reach of lower wage earners (see Table 34 in Appendio2@over, it is also

important to note that the census figures include subsitiiznits, which represents about 37% of

all rental units in Needham, and thus the U.S. Census reported median gross rent makes the rental
market look more affordable than it actually is.

Market rents are typically much higher and a relatively-fancedlisting for a twebedroom unit
of about $2,500 would require an income of about $107,000 based on $175 in average monthly
utilities costs without cost burdens.

High upfront movein expenseg a I y& | LI NI YSy Ga NBIj dzA NBlusBANR G |
security deposit. For a $2,500 apartment, that totals as much as $7,500, an amount that many
LINPALISOGAG®S (Sylyida R2 y2i KIS F@LAflrofSod ! R
opportunities in smaller properties are not advertised, those wihm not have a special

connection to the community are often out of luck.

Deficit of affordable rentalg Calculations in Table 40 of Appendix 2 suggest that there is a
shortage of 620 rental units for those with incomes at or below 80% AMI. Sinceathisves
reported in 2018, it is likely that some of this need was subsequently addressed by The Kendrick
or Modera Needham Chapter 40B developments for those in the 50% to 80% AMI range but not
for those with incomes below which comprise the greatest neesD0 units. Given rising housing
costs, it is likely that the deficits have grown and more units will be out of the range -irfidame
households.

Low vacancy rate The 2020 census estimates identify the rental vacancy rate as 2.6%, lower than
county and state levels of 3.1% and 3.3%, respectively. As any rate below 5% is largely recognized
to reflect extremely tight housing market conditions, this information aom$i a very robust

rental market.

Rental Needs of Older Adults

Rental housing needs of older adults are growing and cost burdens remain high as noted below. Clearly
housing alternatives to accommodate the increasing population of older residents such as more
handicapped accessibility, housing with supportive servieesl units without substantial
maintenance demands should be considered in housing planning efforts.

Recent population growth The number of those 65 years of age and older increased to 6,068
residents and 19.5% of the population according to 2020 egestimates, from 4,700 residents
and 16.3% in 2010. This increase was largely driven by those age 65 to 74.

Significant projected growtg! & G KS O2YYdzyAdGeQa .loe .22YSNE O
and over age range, the numbers of older adults is forecasted to increase over the next decade or

so to about onequarter of all residents. The housing challenges of this expanding poputdtion
olderadultss At f ySSR (2 08 I RRNBaaSR Ay (KS ¢26yQa K

Significant population of rentexsThe highest number and proportion of renters included those
62 years of age or older, representing 895 households or about half of all renter households.
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High cost burdens About 60% of the 576lderrenter households with incomes at or below 80%

AMI were overspending on their housing, including 255 or about 45% with severe cost burdens.
Those remaining 230 older adults earning below 80% AMI and not overspending were likely living
AY bSSRKIYQa &dz aAi R bldeSrésiddat 265 unigs)ar otNB sulsiiized &t T 2 NJ
40B developments.

Insufficient income& Most older adults living on fixed incomes and relying substantially on Social
Security find that their income may not be sufficient to afford their current housing and other
expenses, particularly when they lose their spouse. As their homes increase in value, so do their
property taxes unless they qualify for special tax exemption or deferral programs. Moreover,
YIye bSSRKIFY K2dzaSK2f Ra KRdSEEdeidparRy béveni S NY SR
the averagesized, owner household of three persons and the mediaed, ownefccupied unit

of 7.5 rooms with three to four bedrooms.

Older adults relying primarily on Social Security are likely to have monthly incomes that fall far
below what is needed to afford market rents.

Need for Deeply Affordable Housing and Support Services
Long waits for subsidized housimg¢ KS b SSRKIY | 2dzaAy 3 ! dzi K2 NR (@
affordable housing for those with incomes at or below 50% AMI and no tenant pays more than
ok: 2F Lyydzadft AyO02YS FT2NJ NBylGo 2 kniks dof dldari & | NB
adults and thos with disabilities there were 227 on the waitlist with waits of approximately six
months to a year.

Moreover, the Needham Department of Health and Human Services conducted an Assessment of
Needham Housing Authority Residents in 2019 in an effodriderstand the needs of these
residents and to increase their access to a range of Town services. Through interviews, focus
groups, and a survey; assets and challenges emerged from the study that suggested the need for
strong partnerships among the NeedhaHousing Authority, Town of Needham, community
organizations, and residents to address unmet tenant needs including:

o Improvement of the physical environment including greater handicapped accessibility.
0 Greater connections to other residents and the conmity
0 Better access to services including mental health and transportation.

NHA has addressed most of the findings and recommendations in this report including improved
communication protocols, the hiring of a new resident services coordinator stafgrtesf the

Cooks Bridge After School Program, restoration of resident services that were interrupted by the
Covid pandemic, increased staff focus on property maintenance, and new onsite activities among
other important improvements.

Rental Needs of Fanids

Given the level of cost burdens, there are many-land moderateincome families in Needham that

have been struggling to pay their bills, with housing expenses likely chief among them. Given an
impending crisis, a family may become at riskahelessness, some forced to doulie with friends

or family and/or live insubstandard conditions while waiting for subsidized housing or a Section 8
Housing Choice Voucher. The pandemic exacerbated the housing instability of some of these families.
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High cost burdeng A total of 80 or 37% of the 215 small families (2 to 4 household members)
with incomes at or below 80% AMI were paying too much for their housing. It is likely that many
of those without cost burdens were living in affordable housing. ithafdhlly, the number of small
family renter households has grown from 109 in 2011, which may be a result of the opportunities
offered as part of the larger Chapter 40B developments.

The data identifies only 25 large families (5 or more members) that were renting in Needham, 10
with cost burdens. The number of such households is down from 65 in 2011, all of which were
experiencing severe cost burdens. This reduction of large familiens likely reflects some
erosion of relatively affordable larger units for rent in the private market.

Fewer subsidized housing opportunities and long waki$1A has 559 applicants on its wait list

for their 90 family units (30 at Captain Robert Cawkve, 60 at High Rock, and 20 at High Rock
Homes) including 359 applicants for tedroom units, 167 for threbedrooms, and 33 for four
bedroom units. Waits for these units extend to three to five years. None of the units are
handicapped accessibleNHA also administers 120 Section 8 Housing Choice Vouchers that
subsidize the difference between HUD Fair Market Rents (FMRs) for the Boston area and a
percentage of household income, with long waitlists as well.

Rental Needs of Nofamily, Olderindividuals

There are also considerable numbers of lower income-faomily householdsinvolving those under

age 62jn Needham, mostly single individual€onsiderable numbers aexperiencing cost burdens

and long waits for subsidized housing that make finding appropriate affordable housing a challenge.
Some of these individuals have disabilities that further complicate their housing problems as many
who are reliant on Social Sedy tend to be among the most financially vulnerable residents in a
community. Not only do they have to face the challenge of finding housing that they can afford, but
they may require units that accommodate their special needs as well. It is no witradesome find
themselves at risk of homelessness and forced to move to another community with more affordable
and accessible housing options.

Significant but declining population of these renterNonfamily householdswith members

under age 62compilised 21% of all renter households, down from almost 30% in 2015. A total of
235 or 63% of these renters had incomes at or below 80% AMI. The remaining 140 such renters
had incomes of at least 100% AMI and may include single professionals that wertedttmathe

market units as part of the larger Chapter 40B developments.

Adult children who were raised in Needham and want to remain in the community are back living
with their parents as they cannot find places they can afford.

High cosburdens- There were also 235 neiamily householdsvith at least one member under

age 62(largely single individualsyith incomesat or below 80% AMI, of which 81% were
overspending on their housing, including 55% with severe cost burdens. This asrupl®o and

35% with severe cost burdens in 2011 and 2015, respectively. These individuals may be good
targets for new Accessory Dwelling Units (ADUs) should the Town change zoning to allow
occupancy by those without family ties or performing the rolearegiver.
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Long waits for subsidized housiggu o ®p:’z 2 ¥ b hde@sirictetryevefopmeritsyare
targeted to younger individuals (age 18 to 61) wiave a disabilityvith 14 applicants on the
waitlist.

Priority #2: New evnershipopportunities
Efforts to provide starter homes for firiime homebuyers and better housing alternatives for empty
nesters should be promoted to address several objectives including:

Provide opportunities for families who want to invest in Needhamdyatshutout of the current
housing market.

Create firsttime homeownership opportunities for those with incomes in the 50% to 80% of area
median income range, including those who work in the community.

Potentially develop units for those with incomestire 80% to 100% AMI range that would be
eligible for Community Preservation Act (CPA) assistance and are challenged to afford market rate
units.

Offer more affordable housing alternatives to empty nesters who want to downsize, thus opening
their existing lmmes to families and enabling them to stay in Needham. The need for elevator
access in mukiamily properties is particularly important for this population. Condominium unit
ownership offers the security of ownership at a lower price than sifayigly home ownership,

with significantly less maintenance, utility, insurance and tax burden.

Lend additional stability to neighborhoods as homeowners are perceived as more rooted and
invested in the community with less unit turnover.

Enable children who wereised in the community to return to raise their own families locally.
Provide housing options for municipal employees and other local workers who want to invest in
the community in which they are working.

Because state and federal subsidy programs are stieclusively targeted to rental housing, there are
limited opportunities to leverage local investments such as CPA funding or public property? sites.
Consequently, most homeownership developments that include affordable units are permitted through
Chapter 40B, where market units cremsbsidize affordable units, or are very small in scale and heavily
reliant on CPA funds. Additionally, due to the Highd costs in Needham and limited opportunities to
leverage local funds, the subsidy needed to fill the affordability gap would typically be extremely high on
a per unit basis, perhaps as much as $500,000 to target those at the 80% AMI level unlespeinty pr
was donated and some density could be incorporated.

Indicators of Need:

The rising cost of housing is shutting increasing numbers of residents out of the private housing market,
particularly the ownership market. In fact, Needham joineddh¥ A tRE2Af2fyF NJ Of dzo ¢ & S@SNJ f
the median sales price of a singmily home climbed to $1,102,000 as of January 2019 from $976,250

as of the end of 2018. It subsequently grew to $1.29 million in 2021. High upfront costs also challenge
first-time purchasers. More affordable options are necessary that can support a range of incomes based

on the following indicators of need:

12 MassHousing administers the Commonwealth Builders Program posliésidize homeownership development
but funding is limited to Gateway Cities or qualifying census tracts (Needham does not have).
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Few subsidized ownershipunith y f & MT dzyAG&d 2N Mmow: 2F GKS ¢24
of these units wer@ermitted through the Chapter 40B comprehensive permit process.

Deficit of affordable unitg Table 39 in Appendix 2 demonstrates a substantial need for more
affordable homeownership opportunities for those with incomes at or below 80% AMI with even

a defcit in units for those with incomes in the 80% to 100% AMI range. These calculations suggest
that of the 1,060 owner households who were estimated to have earned at or below 80% AMI in
2018, there were only eight singfamily homes and 147 condominiunmits that would have
potentially been affordable to them based on FY22 assessed values and other assumptions listed
in Table 36 in Appendix 2, including spending no more than 30% of income on housing costs. Itis
likely that many of these owner householdsNBE &a OF &K L2 2NJ 6dzi SldzAa G& NR
might have qualified them for an affordable unit, such as those permitted under Chapter 40B or
mandated by inclusionary zoning for example, but their financial assets, particularly the equity in
their homes, would render them ineligible for such housl#g.

High affordability gapg When looking at the affordability gap for those with incomes at the HUD
80% AMI limit, the gap is an estimated $918,500, the difference between the median priced
singlefamily home of $1.29 million and what a thrperson household earning at this income
level could likely afford, or $371,500 based on 95% financing. This gap is up substantially from
$556,500 in 2014. In the case of 80% financing, the gap would decrease to $869,500.

As to condominium units, the affordability gap for those with incomeshat80% AMI limit is

about $553,500, up from $281,750 in 2014. This is based on 95% financing and assumes the
LIAZNOKF aSNJ ¢g2dzf R ljdzZr £t AFe F2NJ GKS adrisSQa hb9 a?
other government assisted financing.

High cosburdensg Special HUD data indicated thattbé 8,955 owner households, 12.8% were
overspending on their housing, including 7.8% with severe cost burdens. This is down from 24%
with cost burdens and 8.7% encountering severe cost burdens in 2015. Q@f0®@ owner
households with incomes at or below 80% AMI, iinwds had cost burdens with 46%
experiencing severe cost burdens. Such cost burdens make it extremely difficult for many owners
to afford the costs of maintaining their homes, thus likely farde defer necessary home
improvements.

Almost all owners with incomes at or below 30% AMI were overspending including 92.4% with
severe cost burdens. This suggests that the Town continue to explore options for reducing housing
costs for these extremelgw-income households, most of whom are older adults. Efforts such as

GKS {YFff wSLIANI DNIyd tNRIANFYZI FRRAGAZYI T 7Fdz
additional tax deferrals could provide much needed relief. ADUs may become anotherafource

income for these households with zoning changes.

Maintain population diversity and attract young familie§¥oung adults in the family formation
stage of their lives, in the 25 to 3pe range, decreased between 1990 and 2020, dropping to
4.9% of thepopulation from 13.7% in 1990. An increasing number of young adults who were

13 State asset limits are $75,000 plus a maximum of $200,000 in net equity from a former home for those purchasing
a unit inagerestricted housing, a maximum of $75,000 for all other households.
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raised in Needham have been choosing to live elsewhere, and the high cost of housing is likely a
contributing factor in addition to general preferences for living in more urbaasr

Additionally, those age 35 to 44 decreased significantly since 2000, from 17% to 6.7% of all
residents by 2020. While many in this age range would likely be attracted to Needham given the

high quality of its school system and other community amenitiegdang families, it is also likely

GKIFG Ylhye KFE@S 0SSy LINAOSR 2dzi 2F GKS G26yQa K

Financing challenges Without a subsidized mortgage, households have to come up with a
substantial amount of cash, potentially as must as 20% of the puegbrase, thus blocking many
who seek to own a home. Credit problems also pose barriers to homeownership.

Prior generations had the advantage of Gl loans and other favorable mortgage lending options

with reasonable down payments. Also, in prior years the median home price to income ratio was

much lower than it is today (see Figurd bn growing gaps betwedncomes and home prices),

making homeownership more accessible. Given current economic conditions, the ability to obtain
FAYEFYOAY3 A& Y2NB Otie hoiméoyiyara witHoutBibdidizéd bRrlershipa T A NJ
Statesupported mortgage programs, su@s the ONE Mortgage Program and MassHousing
offerings, can offer important financial assistance to ftiste purchasers. More rigorous
underwriting criteria, including more stringent credit requirements, still present challenges to
obtaining mortgage finacing however.

Extremely low vacancy rate§ he vacancy rate for homeownership units was 1% based on 2020
census estimates, reflecting very tight market conditions.

It should be noted that it is difficult for existing homeowners to qualify for newrdéble housing
opportunities as there are limits on financial assets and current ownership and programs typically target
first-time homebuyers. Nevertheless, there are still opportunities to assist dmae moderateincome
owners as further described ire&ion IV.

Priority #3: More serviceenriched units with supportive services and greater handicapped
accessibility*

laaAaidlyOoS Y2RATe@AY3 || K2YS G2 YSSG 2ySqQa ySSRa |
K2YS> adzOK a4 2FFSNBR o0& (GKS {YFff wSLI ANI DNIyid t|
Program, should be continued, modified, and expahds needed. New serviemriched housing for

older adults, such as assisted living or independent living units with available services onsite, should be
explored and encouraged. Models of housing for people with disabilities should be further exphored a
expanded.

Indicators of Need for Additional Units with Onsite Services for Those with Disabilities:
Sizable local population of people with disabilities total of 2,262 residents, or 7.4% of all
civilian, noninstitutionalized residents, identififiemselves as having a disabifityThese levels

4 The term supportive services generally refers to help with Activities of Daily Living or Instrumental Activities of

Daily Living that can be provided in an assisted living deNE Ay 3 Fl OAf AG& 2NJ oNRdzZIK{G Ay
home.

15The U.S. Census defines disability as aterg physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, batharning, or remembering. Many residents
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of disability are largely less than county and statewide figures, but still represent meaningful
special needs within the Needham community. They further suggest that the Town make a
concerted effort to produce housing units that are handicapped accessible and/or have
supportive services as well promote home modifications in support of those with disabilities.

Few options for younger residents with disabiliieBhe SHI includes six special needs housing
facilities that altogether total 26 affordable housing units as well as another 84 units in group
homes for state Department of Developmental Services (DDS)tlIscattered throughout

town. As noted in the January 27, 2022 Public Education and Listening Session, these facilities
are insufficient to address local needs including those of young adults with disabilities who were
raised in Needham but have few tgns for

I {9t!/ LI NByG &dl lving independently with appropriate

a village to raise a child, and in maj supportive services in the community.

cases, Needham has been that villagg _ _ _
and for our kids the need for that villag The Needham Special Education Parent Advisory

extS y R 3 GKSAN] 6K2f COl_JnciI (SEPAC) developgd a short survey for

LA~ . “ their members to obtain input on the
I RRSRZ a{2 YlIye 2 .

X . affordable/supported  housing needs of

up supported by this town that sees itsqg bSSRKEYQa OKAf RNBY 6AGK RA
Fa by AyOtdzaiA@dS O reachadulthood® SEPAC emphasizthat many
time for th?rrv‘ to move out va thein of these children fall into a grey area of being
LIF NByudaQ K2dzasSazXz | unlikely to qualify for and/or be a good fit for
somewhere in town forthemté A @ S| traditional statelicensed group homes but
unlikely be able to live and support themselves
independently. Needs vary but the largest subgroupgseap to be those with Autism Spectrum
Disorder (ASD), Down Syndrome and other developments disabilities. There is also a subgroup
with more complex medical needs who would require accessibility accommodations and 24/7
onsite trained medical staff.

SEPAstimates that, on average, approximately three to five current Needham residents
annually will need some sort of adult housing support when they turn 22. It is also important to
consider that there is peatip demand from individuals who have already twiregge 22. SEPAC

further indicated that, through their sample, it is expected that about half would be looking to

Y2@S AyiG2 |RdA G K2dzZAAy3d dzll2y GdzZNYyAy3I +3AS HHI
onQaod

Indicators of Need for People who Need Accessible Housing
Very limited inventory of handicappedcessible unitsh yt @ G KS Dbl ! Q4 FSRSNJI f
Way, has subsidized handicappaccessible units. Of particular concern have been the second
floordzy Aa Ay bl! Qad ASYA2N) K2dzaAy3a |G [/ KFY0oSNE {
K2LISTdAte OFry 0SS NBaz2t @SR Fd a2Yy$S LRAyd Fa LI N

with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.

16sEpAC membership includes students ag&a @nder the umbrella of the Needham RigiSchools, including out

of district students and some who have recently aged out of the system (i.e., turned age 22).
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and Engineering Designer Phase project to prepare a redevelopment plan that will also tackle the

issue of residents with disabilities, including redeveloping a spdaifumber of the existing 152

units to be much more disability friendly. New development plans also include additional units
specifically designed for persons with disabilities. NHA is also considering significant upgrades to

its provision of services wit continued participation of the noprofit service provider,

Springwell, in supporting resident needs.

Growing senior populationAs the number oblder residentsontinues to increase with the aging

of the Baby Boomers and longer life expectancieswgrg numbers of residents will need better
access to housing that includes-site services and/or accessibility. Local assisted living units are
also typically expensive. The assisted living and independent living units as part of Needham
Residences dtVingate and the Residences at Carter Mill (may not include independent living
units) will help address some of these needs.

Barriers to aging in placeThe Assessment of Housing and Transit Options for Needham Seniors,

prepared by the Council on Aging and Public Health Department in 2016, identified specific
barriers to aging in place. In addition to the high cost of housing, these barriers include the

scarcity of accessible housing; the high cost of upkeep; costliness of modifying existing homes to
increase accessibility; and zoning regulations that at the time prohibited Accessory Dwelling Units,
also known as, iHaw apartments.

The report defined amagefriendly home as one with universal design elements that make living
comfortable, safe, and accessible for all people regardless of ability. Key elements include: at least
one nostep entry; singldloor living; wide hallways and doors; levatyle dor and faucet
handles; storage within easy reach; and bathrooms with walkhowers and higher toilets.
Although minor modifications can make a home safer for older adults (installing banisters on both
sides of stairways, grab bars in bathrooms,-plhipof floors, etc.), many changes are significant

and costly (such as adding full bathrooms, laundry facilities, and master bedrooms to the first
floor of a house, etc.). Stairlifts can provide important assistance to those who are challenged by
stairs.

D. LONGTERM HOUSING PRODUCTBOMLS

The prior sections illustrate the expanse and depth of the housing challenge in Needham. Relative to
need, there are significant shortages of all types of affordable housiegital and ownershig and for
individualsand families at a wide range of income levels. In the next section, this report documents a
number of strategies which could be used to address the shortfalls and promote the development of new
units over the next decade and longer. These strategiesmetiie mobilization and focus of all Needham
entities that will need to work together to make a significant difference.

In pursuing the strategies in Section IV and to measure progress, it will be useful to establish specific
housing production goals th@an be annually monitored. From the data reviewed and presented in the
Housing Needs Assessment (also see Appendix 2), it is possible to tease out and quantify the degree of
need and the amount of the shortfall. This can be translated into a set offispegusing production

targets to be achieved, ideally over the next 10 years.
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Calculation of Unmet Housing NeedsAnalyzing Cost Burdehs

Tables IHL and IH2 illustrate one way to determine housing production targets for Needlqamy cost
burdens. They provide summaries of unmet housing needs according to income level and rental versus
ownership. The data is derived from special takiols of 20142018 American Community Survey data
commissioned by HUD, focusing on households that are paying too much of their income on housing costs.
While there are many more own@rccupied units than rentals in Needham, the number of unmet housing
needs is proportionately considerably higher for rentals. For example, 41% of renters had cost burdens
which is double the percentage of owners. In regard to severe cost burdens, more thauaner of

renters were experiencing such affordability challesgompared to 8% of owners.

Table I#1: Unmet Housing Needs Needham Households by Income Level
and Tenure (Rental vs. Ownership)

- # CostBurdened SEVERELY | 0 Households
Household # Existing Hoqseholds Spending = Cost Burdened Cost Burdened
Income .Households Without >30% 0 <50% Spending = +
Levels in Needham Cost of Income >50% of Income* SEVERELY
Burdens Cost Burdened
Rental Units
Extremely Low
Income 450 205 30 215 54.4%
(Within 30% AMI)
Very Low Income
(30% to 50% AMI) 405 150 75 180 62.9%
Low toModerate
Income (50% to 175 55 120 0 68.6%
80% AMI)
Subtotal >80% AMI 1,030 410 225 395 60.2%
80% to 100% AMI 205 145 25 35 29.3%
Above 100% AMI 575 515 30 30 10.4%
Total ¢ Rental 1,810 1,070 280 460 40.9%
Ownership Units
Extremely Low
Income 330 10 15 305 97.0%
(Within 30% AMI)
Very Low Income
(30% t050% AMI) 220 37 125 58 83.2%
Low to Moderate
Income (50% to 510 305 80 125 40.2%
80% AMI)
Subtotal >80% AMI 1,060 352 220 488 66.8%
80% to 100% AMI 375 195 80 100 48.0%
Above 100% AMI 7,520 5,560 845 115 12.8%
Total - Ownership 8,955 6,107 1,145 703 20.6%
TOTAL Rental & 10,765 7177 1,425 1,163 24.0%
Ownership

Source: U.S. Department of Housing and Urban Development (HUD), SOCDS CHAS Data, 2018. (See Table
41 in Appendix 2) *Includes all those spending more than 30% of income on housing per Table 41 in

171t should be noted that the distribution of cost burdens will change over time as data is updated.
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Appendix 2. Severe cost burdens income those householeisdémy 50% or more of their income on
housing costs.

Nevertheless, the level of cost burdens among owners is considerable, particularly for those with incomes
at or below 80% AMI. For example, almost all extremelyitmome owners werspending more than

half their income on housing costs. An estimated 46% of owners with incomes at or below 80% AMI had
severe cost burdens compared to 38.4% of renters. This data also suggests a need for housing that would
be targeted to those in the 80% 100% AMI range, sometimes referred to as community housing, as
there were 180 owners with cost burdens that included 100 with severe cost burdens. As noted earlier,
there are greater challenges in developing ownecupied housing as opposed to remstatowever, some
attention to the development of new affordable condominiums is certainly warranted.

Table IH2 presents the same 2012018 HUD survey data, broken out by the unmet housing needs of
types of households includingder adults families, ad single individualsinder age 62 In regards to

older aduls with unmet housing needs, there were manech householsl whch involvedownersrather

than renters, at 715 and 570, respectively. Additionally, 68.4% of owners had unmet housing needs
comparal to 59.6% of renters.

Older aduls comprised the greatest number of households with incomes at or below 80% AMI, including
renters and homeowners, compared to families and single individuals under age 62. This is not surprising
given the number oblder residens who are retired and living on fixed incomes, also reflected in lower
median household incomes.

In regard to families in this income range, there were also more owners with incomes at or below 80%
AMI, at 300 owners compared to 215 renter hohskls. Owner households also were experiencing a
higher proportion of unmet housing needs at 63.3% compared to 40.0% for renters.

There were many more nefamily householdivolving members under age G2ainly single individuals,
who were renting as jgposed to owning their home, at 235 to 45 households, respectively. Renters also
had a higher level of unmet housing need at 80.8% versus 64.4% for owners or 29 owner households

Table I#2: Unmet Housing Needs Needham Households by Income Level
and Type of Household

All Units Occupied | Housing Available All Those with Cost
Target Population in . & ¢K2as | Thatis Affordable Burdens/Unmet Needs
Need 80% AMI 2 ¢K2a$S 9 Occupiedby Those

80% AMI 9F NYyAY3I X vy

OlderResidentg62 and over)| 570 Renters 230 Renters 340 Renters (59.6%)

715 Owners 226 Owners 489 Owners (68.4%)
Families 225 Renters 140 Renters 90 Renters (40.0%)

300 Owners 110 Owners 190 Owners (63.3%)
Individualsunder age 62) 235 Renters 45 Renters 190 Renters (80.8%)

45 0Owners 16 Owners 29 Owners (64.4%)

Source: U.S. Department of Housing and Urban Development (HUD), SOCDS CHAS Data, 2018. (See Table 41 in
Appendix 2) *Includes all those spending more than 30% of income on housing per Table 41 in Appendix 2. Severe
cost burdens income those householdesding 50% or more of their income on housing costs.

What is compelling about this documentation is the very high level of unmet housing need for those with
incomes at or below the 80% AMI level. For this growgidefr adults families and individuals, the data
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at the bottom of Table HB documents that Needham has a shortfall of 1,328 affordable units, 620 rentals
and 708 ownership units. Within these limited incomes, many residents are struggling to remain in the
community,some likely having to decide whether they pay their rent or mortgage versus utility bills,
medical prescriptions, or food.

Calculation of Unmet Housing NeedsSetting a 10% Goal fokctual Affordability

Another way to project the shortage of affordable housing in Needham is by applying the 10% affordability
standard established under Chapter 40B. As has been detailed in other sections of this Housing Plan,
although Needham exceeded the 10% state affortitgtthreshold several years ago, it did so through a
quirk of the Chapter 40B calculation formula that enabled the Town to include 668 market rate units in
the SHI. If the Town was to meet the 10% goal based on having all units be actually affordedaiég it
currently have a shortfall of about 436 affordable units.

Given the indicators of need that are included in this Housing Needs Assessment, even if the Town were
to reach the 10% level of affordability without the inclusion of market rate unitisérChapter 40B rental
developments, now at 6.24%, it will likely still have unmet housing needs in the community. Another 436
affordable units would be required to surpass the 10% threshold if the market units were not taken into
consideration a worthylong-term development goal on which to base progress in housing production.

Table IH3 presents targeted affordable housing development goals based on priority housing needs over
the short and longer term, ideally the next decade, based on thiai@6shortfall. The table also projects

a distribution of production goals by type of housédhawith further breakdows by income andenure.

The distribution of housing goals suggests that there be an 80% to 20% split between rental and
ownership, largely in response to the considerations included in the SectionPili&@ity Housing Needs.

These calculations also address another priority housing need related to providing {it@€iemits and
supportive services where feasible, representing at least 20% of thédedmom units and 10% of the
two- and threebedroom units. The calculationse Table IH3 suggest that Needham adopt a housing
production goal 436 units for individuals and families with household income of < 80% AMI as follows:

162 onebedroom units
218 two-bedroom units
56 three+ bedroom unité

181t should be noted that the st& Q& K2 dzaAy 3 | 3SyOrasSa KI gS SyiaSNBR A

provides more guidance to localities concerning housing opportunities for families with children and are
requiring that at least 10% of the units in affordable production developmentsatefunded, assisted
or approved by a state housing agency have three or more bedrooms with some exceptions (e.g., age

NEBaiGNAROGSR K2dzaAy3Is | a3AaGSR tAGAYIS adzalLRNIAGS K
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Table I#3: Summary of Priority Housing Needs and Estimated Development Goals
Based on 434Jnit Longterm Goal

Single Persons*/ | Small Families**/2 | Large Families/3+ Total Housing
Tenure One Bedroom Bedrooms Bedrooms ProductionGoabk
Units
Rental Units . . . .
0, 0,
@ 30%AMI or less 10%/35 Units 10%/34 Units 2%/7 Units 76 Units
Rental Units . . . .
0, 0,
@ 3160% AM| 15%/53 Units 20%/70 Units 4%/14 Units 137 Units
Rental Units . . . .
0, 0, 0,
@ 6180% AMI 15%/ 52 Units 20%)/70 Units 4%)/13 Units 135 Units
Rental Subtotal @
80%o0f units to be 40%/140 Units 50%/174 Units 10%/34 Units 348 Units
produced
Ownership Units |15 50011 Units | 2506/22 Units 12.5%/11 Units 44 units
@ < 80% AMI 70 0 70
Ownership Units 0 . 0 . 0 . .
@ > 80% AM| 12.5%/11 Units 25%/22 Units 12.5%/11 Units 44 Units
Ownership
0,
SulbteiEl SO | g e 5096/44 Units 25%/22 Uniits 88 Units
new units to be
produced
TOTAL 162 Units 218 Units 56 Units 436 Units
Special Needs*
(% oftotal units to | (20%)/32 Units (10%)/22 Units (10%)/6 Units 60 Units
be produced)

Source: Largely based on Tabld Iind rationale for a greater focus on rental housing based on the
considerations cited in this sectiohincludesolder adults age 62 and ovefIncludes couplesvith at
least one member 62 years of age and over

Calalation of Unmet Housing Needs NHA Goals for Deeply Affordable Housing Preservation and
Development

NHA provides deeply affordable housing to individuals and families with incomes at or below 60% AMI.
The majority of NHA residents have incomes thatless than 30% AMI, referred to by HUD as extremely
low income. Almost onthird (31%) of NHA residents are révhite.

As detailed in other sections, in 2021 NHA launched their Preservation and Redevelopment Initiative (PRI)
to focus on its entire portfoti of 316 brickeand-mortar deeply affordable units. The PRI provides an
opportunity to adopt another housing production goal for Needham, one that provides opportunities to
live in Needham for those who would otherwise be unable to afford it.

As summarizeth the NHA Facilities Master Plan, the PRI id.@ $ear program and funding strategy with
the following objectives:

Seabeds Way and Captain Robert Cook Drive Properfiteke a major investment to renovate
and preserve the units, extending their useful lifetimes for anotheb@@ears.

0 46 onebedroom senior apartments

o 30 two, three & fourbedroom townhouse apartments for families
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Linden Street and Chambe3geet Properties
0 152 senior units-- Tear downagingstudio apartments and replace with o#edroom

apartments.
0 ~75 senior units- Develop additional units on the property, predominantly with ene

bedroom.

High Rock Estates Propertyrear dowraging60 two and threebedroom bungalows and replace

them with:
0 120 family units-- Two, three and foubedroom units in duplex buildings

Seabeds Way and Captain Robert Cook Brigperties- Add a new apartment building with:
0 ~61 senior nits ¢ predominantly with one bedroom

An appropriate percentage of the above units will be available esdlvith disabilities

In summary, the NHA Preservation and Redevelopment Initiative plans to:
76 units-- Preserve and repair
212 units-- Redevelop
196 units-- Develop net new units
484 Total Units (44% net increase)

In conclusion, there is a need to provide support to all these types of households along a wide range of
incomes. Everyone should have a right to safe and affordable housing which is so fundamental to
stabilizing both individuals and families who may bieihg in substandard conditions and/or spending

far too much for their housing. The whole community benefits when all residents have a decent and

affordable place to call home.
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IV. HOUSING STRATEGIES

As noted earlier, the Needham Planning Boapgointed a Housing Plan Working Group to coordinate
the preparation of this Housing Plan, including representatives from various boards and committees and
the community at large. The Working Group met largely on a monthly basis since October 2021. In
addiion to these monthly meetings, the Working Group sponsored a number of important community
outreach activities to attract a wide range of voices and ideas from Needham residents and leadership.
Fundamental to these activities were the premises of bettdoriming the public on basic housing
requirements and conditions as well as ensuring a robust inquiry into community perspectives on the
¢t26yQa TFdzidzNBE K2dzaAy3d |3ISYyRIFS Yz2ad AYLRNIFyGf e
included in this Housg Plan. These outreach activities included:

Dedicated Webpages

The Housing Plan Working Group maintained a special website dedicated to the preparation of
the Housing Plan atwww.needhamma.gov/housingplan2021The Working Grap also
encouraged written comments from the community throughout the planning process.

Public Education and Listening Session

This meeting was held virtually on January 27, 2022 to offer an early opportunity for community
leaders and residents to provadheir viewpoints on housing concerns, needs, and strategies for
the Working Group to consider as part of its preparation of the Housing Plan. A summary of basic
housingrelated information was also presented.

Community Housing Workshop

On March 24, 222, the Working Group held another communityde meeting, also held
virtually, to once again present basic information on housing issues and then facilitate small
breakout group discussions. Facilitated by Working Group members, these discussions involved
obtaining feedback on a range of specific questions such as what affordable housing meant to
each participant, aspirational goals that the Town should pursue, challenges to producing housing,
best locations for new housing, and priority actions for adslimg housing needs.

All attendees reconvened after the breakout group discussions when each group presented their
top six priority actions. In followp to this meeting, attendees received a poll that listed all the
top recommended priorityactions and were asked to identify their top six preferences. The poll
was sent to 73 people with 32 respondents. The top six actions that were selected as a result of
this polling included:

1. Participate in the MBTA Communities Initiativgotmmote byright, mult-family housing
development in proximity to transit and change zoning as needed to participate. (69%)

2. Support the Needham Housing Authority (NHA) plans to renovate and expand its housing
units. (59%)

3. Review and change zoning to allw different types of housing in different parts of town
(from modest singldamily homes to multfamily developments). (41%)

4. Broaden Accessory Dwelling Unit (ADU) zoning to allow occupancy beyond those who are
caregivers or related to the owner. (38%)
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5. Inventory Towrowned land and identify parcels that could be used to build more housing
(including those that might need regulatory/zoning changes to make housing possible)
and identify owners who would be interested in developing them. (31%)

6. Incentivize he development of highedensity, multifamily housing. (31%)

Community Housing Survéy

The Working Group also issued a Community Housing Survey to obtain further input from the
broad Needham community on housing issues, priority housing needs, godlsacéions in
particular, especially from those who were less able or interested in attending meetings. The
intent was to still be operended in the inquiry as opposed to narrowing in on what some might
view as preconceived Town priorities.

Inaddition to this community outreach, the housing strategies that are included in this Housing Plan were
informed by the following other important considerations:

Previous Housing Plan

The Working Group recognized that the previous Housing Plan, prepa2€@7, was out of step
with the significant demographic shiftstate regulatory changes, and changing housing market
conditions that occurred in the 15 or so years since. Neverthelesms useful to refer to the
actions that were recommended in thé®@7 Plan, identifying not only the progress that has been
made but also those actions that are still relevant for consideration in this planning process.

Previous Progress

The Needham Planning and Community Development Department prepared a reporeon th
progress that had been made through housing production efforts and zoning changes to address
housing needs. This report enabled the Working Group to gain an historical understanding of
existing zoning and what prior initiatives had been most effectivaddressing housing needs

and boosting the Subsidized Housing Inventory (SHI). See Appendix 3 HOUSING AND ZONING
ANALYSIS for this report.

Guiding Principles

During its May meeting, the Working Group established a set of six guiding principles as core

@ tdzSa AY RNAGAY3I (GKS ¢24yQa FdzidzNBE K2dzaAy3ad | =
this Housing Plan and serve as an aspirational context tbdutinform the housing strategies

that are included in this Housing Plan.

Regulatory Requirements

Regulations and other governmental requirements are also important considerations in the
actions that are proposed as part of this Housing Plan. Foreamoshg these requirements is

the existing Zoning Bylaw, particularly bylaws related to promoting affordable housing or smart
IANRPGOK RS@OSEt2LIVSYyuT GKS [ 20! f LYAGAFGAGS t NR3
t NEINI YET YR KS dalines Which ®ilvratdiag Aighificim zomndzshanges

related to byright, mult-family and mixeelise development for the Town to be in compliance

with the new initiative.

19 Thesurvey results can be accessed throukis tink:https://www.surveymonkey.com/results/SM
e8YNblgnvGJNxjKb1dSt 2BA 3D 3D/
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Housing Needs Assessment

This Housing Plan includes a comprehensive and detaietysis of updated demographic,
economic, and housing characteristics and trends, including housing market conditions and
affordability calculations. Through this analysis and other compelling considerations, the Housing
Needs Assessment identified prigrihousing needs to be addressed in the package of actions
proposed in this Housing Plan. These priority needs are detailed in Section 111.C.7.

Subgroups

5dzZNAyYy3d GKS 22N]JAy3d DNRdAzZLIQA CSoNMzr NBE YSSiAy3a:s
great dal of talent among its members and some had expressed an interest in being more
involved in preparing the Housing Plan. Consequently, it was recommended that interested
members break into Subgroups to focus on particular categories of housing strat8glagoups

related to Zoning, Housing Development and Preservation, and Capacity Building were
subsequently organized. The Subgroups have met and produced reports that recommended
specific actions for inclusion in the Housing Plan.

The housingtrategies that are included in this Housing Plan are summarized in a spreadsheet, referred
to as the Implementation Roadmap in Appendix 1. The strategies are categorized according to Subgroup
topic and then by timeframe, whether in the netarm (1-2 yeas)2° medium term (35 years) or longer

term (more than 5 years). There is also a category of actions that will likely require further study. The
Roadmap also includes the lead entity responsible for implementation, whether Town Meeting approval
is requred, level of complexity, and identified resources or approvals that will be required.

A. ZONING STRATEGIES
Housing production is contingent not only on actual development projects but on the planning and
regulatory tools that enable localities to make well informed

The State Economic Developme decisions to strategically invest limited public and private
resources. To most effectively armdficiently execute the

Bill and Housing Choice legislati T L - .
enacted in 2021 changed zonif strategies included in this Plan, greater flexibility will be
~proval requiremegts (1 YSSRSR Ay G(KS c26yQa %2yAy3 . f

- state Guidelines for communities to rezone fordight, mult
housingrelated amendments from ¢amily housing near transit is also a significaomponent of
a supermajority to a simple this Housing Plan.

majority, making the passage (
sudh new zoning somewhat le§ The Town has nevertheless made significant progress in
daunting. reforming local zoning through the passage of a number of
bylaws or regulatory policies including permitting requiring

the inclusion of affordable housing in soraeeas and allowing the creation of Accessory Dwelling Units
(ADUs) for example. These reforms are detailed in Appendix 3.

It is also important to note that this Housing Plan stresses the need to develop a more holistic or
comprehensive orientation towads zoning to avoid having to be reactive on a projdmt-project basis.
Zoning strategies are meant to help the Town be more intentional in its permitting, looking at more
Townwide opportunities for directing future development.

20 Must be approved by December 31, 2024 for compliance with MBTA Communities Guidelines.
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This subsection includéise following six recommended zoning strategies which have significant potential
F2NJ I RRNRaaAyd bSSRKIFIYQa Kz2dzaAy3d OKIffSyasSay

1. Comply with MBTA Communities Guidelindsnewly enacted State law requires towns with
MBTA services in or proximate to theimundaries to create zoning districts which facilitate the
construction of more multfamily housing.

2. Adopt Townwide Inclusionary Zonin$leedham zoning requires the inclusion of affordable units
in some districts, but recommendations call for a tewitle approach to such mandates to
increase the supply of affordable housing.

3. Broaden Requirements for Accessory Dwelling Units (ADNs)v zaing requirements are
proposed to better encourage the creation of ADUs.

4. Create greater energy efficiencies in housinghe recentlyappointed Climate Action Plan
Committee is spearheading a towide effort to develop a plan that meets or exceeds¢hé I G S Q a
climate mitigation and resilience goals, including approaches for addressing housing
sustainability.

5. Consider Options for Promoting Development in Appropriate Locafibis.Plan recommends
that the Town consider options to incentivize new housiegelopment that is in alignment with
the Guiding Principles that are a key component of this Plan.

6. Consider Options to Better Control Teardown Activifihe Town should consider further
regulatory changes to discourage the teardown of more modest handseplacement by much
larger new homes that many residents consider do not fit into neighborhoods.

Another three strategies are recommended for further study including allowingfamaly homes in all
residential districts, evaluating the feasibilit§ mixeduse development with affordable housing on the
municipal parking lot that abuts the MBTA station platform in Needham Center, and exploring Chapter
40R Smart Growth Overlay District zoning.

1. Comply with MBTA Communities Guidelines

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitydigh

Background: Chapter 358 of the Acts of 2020 amended Massachusetts General Laws Chapter 40A (the
G%2yAy3a 10Gé¢0 (G2 FRR {SOGAZ2Yy -family hausing Ronind igf dachk O S NJ
community within or adjacent to the Massachusetts Bay Transportation Aiyh@BTA) service area

(an MBTA community). The State, through the Department of Housing and Community Development
(DHCD), issued Draft Guidelines on December 15, 2021 to determine if an MBTA community is in
compliance with Section 3A, to determine if ®BBTA community is in compliance with Section 3A, and
comments were due by March 31, 2022. The Needham Select Board submitted a number of questions

and comments regarding the Draft Guidelines with some of the recommendations being integrated into

the finalrequirements.

I LINAYOALX S 2F 51/5Qa DddZARStAYySa Aa GKIG a. ¢! O02Y)
provide the opportunity for multF I YA f @ K2dzaAy 3 RS@GSt2LIYSyid | NRBdzyR
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OIF LI OAGeé¢ Aa total eISMIHDYSInG uBitS in théFmuiidip8lity, determined by the type of
MBTA community. Section 3A identifies Needham as a commuter rail community with the requirement

A

GKFG GKS RAAGNAROGOAD YAYAYdzY dzyA G ingunitslor® X8d énitso S |

The final MBTA Communities Guidelines (Section 3A Guidelines) were released on August 10, 2022. The
purpose of Section 3A is to encourage the production of rfaltiily housing by requiring MBTA
communitieg! to adopt zoning disicts where multifamily housing is allowed as of right, and then meet

other requirements set forth in the statute. These Guidelines require that an MBTA community have at
least one zoning district of reasonable size and also includes:

Amend existing zdng within %2 mile of MBTA transit stations to accommodate rfattiily
housing at an average minimum density of 15 units per acre, which must be allowgghtynot

by special permit, though site plan review may be required.

Zoning target areas are to lzeminimum of 50 acres with at least one site ofc@hitiguousacres

within %2 mile of a transit station. Needham will have to identify and rezone approximately 120
acres?? however, to comply with Guidelines at an average minimum density of 15 unitcper a
including the requirement that 90% of the acres be within %2 mile of transit. Analyses that were
conducted as part of this planning process indicate that such rezoning is strategically possible.
Zoning districts may allow mixagse buildings that include both commercial and residential uses
provided that staneblone multifamily housing is also allowed in the district, the density for such
housing units is at least 15 units per acre, and the st&nde housing is allowed byght.

Zoning affordable housing mandates cannot exceed 10% with a cap on income not less than 80%
of Area Median Income unless the community can demonstrate to DHCD through -pahtyd
feasibility study that a reasonablenety of multi-family housing types can be feasibly developed

at the higher percentage, not to exceed 20%, or lower income cap. The Guidelines give
O2YYdzyAGASEa (GKS 2LIIA2Yy 2F NBIJdZANARY3I | LIS NOS y i
occupied by houseafids with incomes capped at more than 80% AMI, once again with DHCD
review of feasibility.

Zoning districts cannot restrict the size of the units, number of bedrooms, size of the bedrooms,
the number of occupants or the age of occupants.

Asnotedabovel, G f Sl ad om> 2F bSSRKIFIYQa T 2yAy3 RAA&GNT
transit based on its total developable area of 1,223 acres near transit stations, as calculated by
51/ 500 ¢ KA& 0NJyaft Hainify zoningydistacts mcGuBind kehsy1Q8iacrasaut G A
a density of at least 15 units/acre, which would allow for 1,606 units within %2 mile of a commuter
rail station The additional 178 units that Needham must zone for (minimum -fauatily unit
capacity of 1,784 units minus 1,606) cobklin areas outside of the %2 mile limit.

These Guidelines, requiringdyh I K G F LILINR G £ 5 NBLINBaSyd  airx3ayiaFaol
permitting of multifamily and mixeelise housing which relies largely on the special permit process. The
PayAy3 . 2FNRQa aAiAisS LXIFYy NBOASH LINRPOS&aa Oly aidafft

21 There are 175 identified MBTA communities including Needham.
2pSSRKI YQa SEA &1 Zogirg compliesNdithy33 Giiidelines; 22 acres within ¥ mile of Nee@dam
commuter rail stations are already zonedlAand 6 acres beyond %2 mile of these stations are so zoned.
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not unreasonably delay a project nor impose conditions that make it infeasible or impractical to proceed
with a project that is allowed as of right amdmplies with applicable dimensional regulaticas.

The 3A Guidelines allow an MBTA community to obtain "interim compliance" before it adopts a compliant
zoning district by submitting an Action Plan that establishes an achievable path to zoning addpgo

Action Plan process provides guidance to MBTA communities and establishes communication between
DHCD and MBTA communities that are developing strategies for compliance and is due by January 31,
2023. DHCD staff will then be available to providdméral assistance and respond to inquiries about
whether a proposed district complies, prior to submitting a zoning article to Town Meeting (likely in May
2024). Inquiries must be submitted to DHCD at least 90 days prior to any vote. Needham mustadopt th
zoning no later than December 31, 2024 to be in final compliance with Section 3A.

An MBTA community that fails to comply with Section 3A will not be eligible for funds from a number of
a2dz2NDOSa AyOfdzZRAYy3I GKS aidl S Ostheeh Gedigndted 3 Houding &Hoi€e L y A
community and is therefore eligible for certain types of funding and technical assistance), the Local Capital
Projects Fund and the MassWorks infrastructure program. The final 3A Guidelines reference that
determinationsof compliance may also inform other state funding decisions regarding discretionary grant
programs.

Recommendation$fany of the recommendations for complying with the MBTA Communities Guidelines
involve rezoning additional areas to allowulti-family housing by right at existing ApartmentlA
dimensional limits. The major dimensional requirements of Apartmehtzanes include:

Minimum lot area of 20,000 square feet.

Minimum frontage of 120 feet.

Maximum dwelling units per acre of 1@iits.

Maximum floor area ratio (FAR) of 0.5, meaning on a 20,000 square foot lot the maximum square
footage that can be built is 10,000 square feet.

Minimum setback (front/side/rear) of 20/20/20 feet.

Maximum height of 3 stories or 40 feet.

Recommendatios are focused largely in the areas along the Highland Avenue to Chestnut Street corridor

that are not only near transit but also where higher density development already exists. The
recommendations involve rezoning some areas to Apartmeff éhanging zang to Al provisions in

business areas that already allow mditimily housing as well as introducing this use in some business

and industrial districts that do not currently permit mdléimily residential uses. In these business and

industrial districs, the minimum lot area would be 10,000 square feet rather than 20,000 square feet, but

other dimensional limits for&w ¢ 2 dzf R | LILJ & & a2NB20SNE (KAa tflyQs
for the Town to consider some zoning changes in areas that afeju t @ G2 ljdz2r t AF& | & LI
compliance with the 3A Guidelines, but would create opportunities for promoting more appropriate

zoning to better direct growth and redevelopment (see strategy IV.A.5).

23 site plan review means a process established by local ordinancelawllyy which a local board review, and
potentially imposes conditions on, tteppearance and layout of a specific project prior to the issuance of a building
permit.
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Recommendations for specific zoninglayw chames to be considered are listed below. Many of these
proposed changes are related to the requirements for the new MBTA / MA G.L. ¢.40A, s.3A Guidelines
and further study will be required to confirm that the final dimensional limits controlling distrinsite

will be able to deliver the gross density (units/acre) required by 3A Guidel{Résase see the annotated
zoning maps in Appendix 7 for further review of proposed zoning changes):

Needham Heights District (Group 1):

Implement Apartment A1 zoning in certain areas now zon&RB or GR including locations of nen
conforming existing mukiamily (MF) uses.

Apartment A1 ¢ rezone parcels within % mile of Needham Heights station, now zoned SRB:

la. From Hamilton Highlands (Apartmentlhalong Highland Avenue south to Hunnewell Street;

1b. Avery Park Condominium and farther south along Highland Avenue to Hunnewell Street and
including the Methodist Church at Hunnewell and Highland;

1c. Extend existig Apartment Al zoning across Hillside Avenue and along the northerly side of
Rosemary Street adjacent to the Industrial District and up to the MBTAafghkay (see item 1g.
below) and beyond the ROW to Highland Avenue to include Needham Library (sdagitbelow
and Christ Episcopal Church ( see item 1J. and 6b. below);

Apartment Al ¢ rezone parcels within %2 mile of Needham Heights station, now zoned GR:

1d. Convert Hillside School and the rear portions of 5 lots of the Industrial distriCrescent Road
that abut the Hillside School to ApartmerntlA

le. Convert Brookline Rug parcel to Apartmeni Abut the current use may remain as a prior Aon
conforming use. It has connection to both Hunnewell and Crescent Road and can be part of a
consdidated MF district with the rest of new ApartmentlAand the Industrial District that is to
be rezoned to allow MF biight as a use (see item 1f. below);

Amend currentindustrial Districts within %2 mile of Needham Heights transit station to allow M&nas
additional allowed use witlpartment A1 dimensional limits with a minimum 10,000 sf lot size.

1f. Add Multifamily housing, at A dimensions, to the uses allowed by right in the Industrial District
along Crescent Road;

1g. Add Multifamily housing, 8A-1 dimensions, to the uses allowed by right in the Industrial District
between Hillside Avenue and the MBTA rigifitvay and between West and Rosemary Streets;

Amend currentillside Avenue Businedistrict within %2 mile of transit station to allow Nby-right and
use Apartment A1 dimensional limits with a minimum 10,000 sf lot size. Allow mix®el option by
Special Permit.

1h. Hillside Avenue Business from both sides of the Hunnewell intersection south to the south side of
West Street;

Amend currenfAvery Square Businedistrict within 1/2 mile of transit station. Adjust/increase current
height and story limits where noted. Changes to limits are to be appropriate to their imnmediate context
within their district.
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li. Avery Square Businegsncrease height from 35 ft. to 38 ft. for mixatse MF allowed by special
permit;

ExpandGeneral Residencever SRBarea along the Highland Avenue corridor to alloviagily and SF
conversions to Zamily.

1j. Both sides of Highland Avenue from Rosemary Street to Avery Square Business District (but see
item 1c. above and 6B. below related to rezoning Christ Churcpadment Al).

Needham Center District (Group 2):

Amend and extend currenBusinessDistrict within Y2 mile of transit to allow MF dight and use
Apartment A1 dimensional limits with a minimum 10,000 sf lot size. Allow, by special permit, taged
MF 1o 48 ft. & 4 stories with 4th floor setback.

2a. Extend Business District north to Rosemary Street to include portion of Sudbury Farms parcel now
zoned SRB;

2b. Business District along Highland Avenue from May Street north to Rosemary Street to include all
of Sudbury Farms parcel;

ImplementApartment A1 zoning in certain areas now zon&&RBGRor Industrial or in locations of non
conforming existing mukiamily (MF) uses.

Apartment Al ¢ rezone parcels within ¥2 mile of Needham Center station, now zoned SRB:

2¢. St. Joseph School strip along May Street;

2d. Stephen Palmer former school leased by Town for rfiaitiily housing;

2f. YMCAssiteon GreatPlainAde8 Yy SEG (2 DNBSySQ&8 CASERT

20. 888 Great Plain Avenue (former nursery/garden center);

2h. Baptist and Christian Science Church parcels on Great Plain Avenue, near corner of Warren Street;

Apartment A1 ¢ rezone parcels within ¥2 mile of Needham Center sbej now zoned GR

2e. Lots on Pickering Place together with a portion of St. Joseph School parcel;

2i. Consolidate a portion of the Denmark Lane MF housing south of the Needham Center Overlay
District, currently zoned GR, and combine it with the small Industrial district along the MBTFA right
of-way proposed for rezoning to ApartmentlAhat is also part ahe Denmark Lane MF project
area (see item 2j. below);

Apartment A1 ¢ rezone parcels within ¥2 mile of Needham Center station, now zoned Industrial

2j. Convert the small Industrial district along the MBTA Hghivay to be combined witlthe front
portion of the parcel being rezoned from GR (see item 2i. above) that is also part of the Denmark
Lane housing project area.
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Amend currentCenter Businesand Overlay District Band Garden Street Overlapistrictwithin %2 mile
of transit. Adjutfincrease current height and story limits where noted. Changes to limits are to be
appropriate to their immediate context within their district.

2k. Increase height limits in Needham Center Overlay District B for ruisedMF to 48 ft. & stories
with 4th floor setback. No stardlone MF is allowed in the district;

2m.Rezone Garden Street Overlay District by changing stbowe MF to be allowed by right, rather
than special permit, using the existing dimensional limits.

Needham Junction District Group 3):

Amend currentChestnut Street BusinesBistrict andLower Chestnut Street OverlaRistrict within %

mile of transit to allow standlone MF byright, and mixeelise with MF by special permit. Adjust/increase
current haght and story limits where noted. Changes to limits are to be appropriate to their immediate
context within their district.

3a. Chestnut Street Business and Lower Chestnut Street Overlay District changed to alleal@tend
MF using Apartment-A dimensional limits with a minimum 10,000 sf lot size, withtdry/48 ft.
limits allowed by special permit for mixase MF in the Lower Chestnut Street Overlay District;

3b. Extend Chestnut Street Business and Lower Chestnut Street Overlay Districts te Biilled
Nursing Facility (SNF) property on Lincoln Street;

ImplementApartment A1 zoning in certain areas now zon&RB or Chestnut Street Businedsistricts
or in locations of nortonforming existing non singfamily (SF) uses. Usgartment A1 dimensional
limits.

Apartment A1 ¢ rezone parcels within %2 mile of Needham Junction station, now zoned Chestnut Street
Business, Lower Chestnut Street €lay District and SRB:

3c. Rezone the Hartney Greymont site (now partly Chestnut Street Business/Lower Chestnut Street
Overlay District and partly SRB) to be Apartmeqit £ allow MF without allowing mixedse,
with the current use allowed to remain agp&dor nonconforming use.

Zoning changes will alseconsider parking ratios for mixedse and multifamily projectswithin the
overlaydistricts that are also within ¥ mile of transit stations. These changes will be informed by the
Parking Study thdtas been commissioned by the Select Board as well as the study that is being conducted
by the WestMetro HOME Consortium in cooperation with MAPC.

l'a bSSRKFEYQa aAidS LXIFY NBOASg LINRPOSaa Aa Odz2NNByi
projects, he Planning Board should revisit these standards to determine appropriate changes given the
relevancy of site plan review to projects that vl aresult of Section 3A rezoning.
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2. Adopt Townwide Inclusionary Zoning

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvékes (Simple Majority)
Level of Complexitjledium

BackgroundwWhile Needham has made strides in passing zoning that mandates theanadfigffordable

housing in more are&,(il KS ¢2 46y Q4 %2y Ay3 . &fl ¢ RideSrclusibay O dzNNE
zoning provisions. This mechanism has been adopted by more thathmdeof the communities in the

state to ensure that any new developmeproject over a certain size includes a-sside in numbers of

affordable units or funding from the developer to support the creation of affordable housing. Most of the

bylaws include mandated percentages of units that musatierdable, typically 10% 20% with density

bonuses often granted when percentages greater than 10% or 12.5 % are réguitady alsallow the

development of affordable units cffite under extraordinary circumstances and/or casfién of actual

units.

Recommendationg KA & | 2dzaAy 3 tfly NBO2Y YISwbRamerdéditoieqlir®é SRK I Y !
zoning at least 12.5% of housing units be affordable for households with incomes at or below 80% of Area
Median Income (AMI) for all projects with six or margts in every district where muifamily or mixed

use housing is allowed. The MBTA Communities Guidelines under MA law c.40A, sec 3A initially limited
multi-family districts to a 10% affordability level for households earning at or below 80% AMI, anless
designated area had already established a higher inclusionary requirement (not above 20%) that predates
January 2021. Recent changes now enable communities to require higher affordability levels, but not
more than 20%, provided the community can demoatdrto DHCD that a reasonable variety of multi
family housing types can be feasibly developed at the higher percentage. The Planning Board would have
to consider the affordability requirement in the new MBTA Communities rezoning vis a vis a
recommended affrdability requirement across all districts.

This 12.5% affordability rule should also be considered for application to new-f&ngjlg subdivisions.

For both multifamily developments and subdivisions of fewer than six units, a monetary contribution
0 NBEFSNNBR -20d20 £ aF SIS e af@lnits)Y'tS theil Neddifam Affordable Housing Trust
Fund should be considered in proportion to the cost of providing an affordable unit as adjusted for the
total number of units in the development.

It is essential that the formula for calculating the paymentdigu of units should provide sufficient
proceeds to fully subsidize the required number of affordable units despite changes in market conditions

and to ensure that the funding will be dedicatedsiopporting affordable housing. This fee should be tied

in some way to the value of the affordable unit. From a theoretical standpoint that value is commonly
O2yaARSNBR (2 0S5 (KS RA #dePNSB shdle afforfablé €. yhistnamsizy A 1 Q &

24 affordable units are mandated at 10% of the total number of units in developments of six or more units that are
built in the Central Business District, Lower Chestmd Garden Street areas, and Elder Services District as well as

at 12.5% in the Neighborhood Business District/128, Mixed Use Overlay District, and Highland Avenue/Route 128
districts In its most recenthgnacted rezoning initiativesthe Planning Boardletermined that some modest
increase from 10% to 12.5% was warranted.

25 Density bonuses allow increased densities beyond what is allowed under the subdivision requirements in the
Zoning Bylaw.
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that the value of the fee relates to the losses the developer would suffer by building affordable units.
Stronger fees typically match the value of the affordable unit not built, allowing the fee to subsidize the
same number of units in a separate aj.

A simple formula would be the difference between the market sptese of a homeownership unit and

GKS FTTF2NRIF0ofS 2yS 6A0GK GKS I FF2NRI 0OAf Al ®ricel aSR 2
through the Local Initiative Program (LIP). The per unit fee would be multiplied by the number of
affordable unitsequired under the permitting.

Another consideration that was adopted as part of the changes to the Neighborhood Business District/128
zoning, is adopting the casiut fee calculation in which the cash payment is equal to the most current

Total Developmet Costs (TDC) as articulated in the MA Department of Housing and Community
5S@St2LIYSyiQa vdzad t ATASR ! £t 20 (-lkcdnge HousihgyTaxdCretlitt 0 F 2 N
These costs are divided by whether the units are part of a production or masmm project, are outside

or within the Metro Boston area and by the type of housing to be built.

It is also useful to provide sufficient incentives to developers to make sure that the incorporation of
affordable units will be financially feasibleorSequently, it may be prudent to add incentives, such as
density bonuses, when the inclusionary zoning requires more than 10% of units to be affordable to ensure
that the zoning works economically.

3. Broaden Requirements for Accessory Dwellidgits (ADUS)

Lead EntityPlanningBoard and Zoning Board of Appeals
Timeframe Near Term
Requires Town Meeting ApprovEks (Simple Majority)
Level of Complexitiledium

BackgroundThe 2019 Special Town Meeting approved the bylaw to permit the ioreatf accessory

dwelling units (ADUSs) by Special Permit of the Board of Appeals. The bylaw limits the unitsfiasiitgle

K2YSa GKIFIG INB 200dzLIASR o6& GKS hgySNI ClFYAf& YS)
marriage (spouse, parent, sildinchild, or a spouse of such persons); and Caregivers of Family members

who look after anolder, chronically ill or disabled Owner who needs assistance with activities of daily

living or a Family member who needs such assistance, subject to specifi®ilstdiRd | Y R 2LINRE OSRd
¢tKS oeftlg ftaz2z RSTAYSR (K-family 8efachedadwedimgyhatlisladseddndy Sy G A
selfcontained dwelling unit and a complete, separate housekeeping unit containing provisions for living,
sleeping, cooking aneiating. The ADU must be subordinate in size to the principal dwelling unit on a lot,

and constructed to maintain the appearance and essential character of the-@irgly A f & RSt f Ay 3 d
total of eight ADUs were permitted as of August 2022.

While the bylaw limited occupancy to family members or caregivers, it still promotes greater housing
diversity in the community by allowing small apartments in existing dwellings, enabling extended family
members to live together, and also providing oppuonities for livein support for people with disabilities.

26 section 3.15 of the Needham Zoning|Bw.
27 bid.
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Major provision®f the current bylaw include the following:

Available by Special Permit from the Board of Appeals, good for 3 years, renewable by Special
Permit. If there is a new owner of the m®, they have to go through the Special Permitting
process to keep the ADU.

At least one of the units (the primary residence or the ADU) must be cacmipied and
200dzLJ yO&d 2F GKS aS0O2yR NBaAARSYyOS Ydzad o6S tAY
calSAAPSNI I yR adzOK OF NBIAGSNIDa FlLYAteo

No more than five persons who are not family members of the owner can live in the primary
residence and the ADU combined.

There can be no more than one ADU on a lot, and it must be located within the-&inglg
detached dwelling andhot in a separate building.

To the extent possible, exterior entrances and access ways shall not detract from thefainitye
appearance of the dwelling. No stairs for access to upper floors of the ADU shall be on the outside.
There must be an interior doorway between each living for safety purposes in an emergency.

The size of the ADU is limited to 850 sq. ft., and it can have no more than one bedroom.
Off-street parking must be provided with at least one parking space per dwelling unit.

It is important to emphasize that ABUrovide a number oimportant benefitsto the community,

diversifying the housing stock and allowing Needham to be part of a regional effort to contribute to the

urgent need for additional smaller, more affordable housing unit production. As documémtiis

| 2dzaAy3 tflyZ bSSRKIYQa K2dzaAy3d A& AYyONBlIFaay3ate f
choices that offer smaller unit sizes with more affordable rental costs for employees, new residents or
families, or for existing, mostly senioesidents.

LF¥ b SSRKI-M®were tohe améndled, it could address more local needs:

ADUs could provide additional, affordable studio and-bedroom rentals, by expanding the
housing opportunities for

0 Older adultsand other residents to remain tfeir homes

0 Young adults who want to stay in or return to Needham

o Employees of Needham businesses

o0 Potential newcomers to the Needham community
ADUs could allow homeowners to stay in their homes by providing needed rental income to assist
with housing cos including taxes, utilities and other housing expenses.
Homeowners of small homes that cannot easily be enlarged could benefit from ADU income by
converting a smaller building on their lot, such as a detached garage, into an ADU.
ADUs could provide adtnal housing while maintaining existing sindgenily neighborhoods.
ADUs are encouraged by the Massachusetts Executive of Energy and Environmental Affairs and
advocated for by the Needham Council on Aging, Board of Health and Department of Pubkic Healt
and Human Services.
Owners will be responsible landlords because they must reside in the property and always provide
emergency egress freely through the main unit from the ADU.
ADUs can provide important services for the owner such as snow removal or erraradefior
adultsor babysitting for families for example.

It is important to note thatADUs are not
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ADUs in Needham armt to be used for shorterm rentals (i.e., Airbnbd)ecauserentals must

be for at least 6 months.

ADUs wilinot likely bebuilt in large numbers throughout the towbecausethe data from our
Town and others in Massachusetts shows small numbers of ADUsvesrregulations are less
restrictive.

ADUs willnot change the look of our singfamily neighborhoodshecausethe appearance
maintains that of a singl&amily dwelling.

ADUs willnot be unattractivebecausethey will have to comply with specific building design
guidelines that have them in keeping with the architectural design character of the main building.

ADUs are allowed in many Massachusetts communities. For example, of the 100 cities and tévns in t
Metropolitan Area Planning Council (MAPC) region outside the City of Boston, 37 allow a homeowner to
create an accessory apartment and rent it to persons other than family members or caregivers. Moreover,

in the last decade, almost half of the 100 Bastmea municipalities have adopted either a master plan

or housing production plan that recommends allowing ADUs with fewer restrictions. For example,
Belmont and Hudson voted to allow ADUs unrestricted to relatives. Lexington, Newton, Carlisle, and other
municipalities voted to allow ADUs in detached structures. Burlington, Bedford, and Acton, among other
towns, allow ADUs bB}JXA 3 K (i ® azal NBOSyilfesx 2SffSatSadama ¢20y
without any residency restrictions, allowing both atti@d! and detached ADUs ‘oigiht with a maximum

unit size of 900 square feet.

Needham homeowners who want to add an ADU to their home under the currelawynust obtain a

special permit, which involvesonsiderable and unnecessary time for both the appltcand the Zoning

Board of Appeals. Review of proposed buildiotgns for attached or interior ADUs by the Building
Commissioner should suffice to ensure compliance withthe by 'y R g KSGIKSNJ 6§ KS ! 5]
to maintain the appearance and genécharacter of the singlg I YAf @ RgSt f Ay 3¢ o

RecommendationsFhis Housing Plan recommends amending the ADlavyto allow for unrestricted
lessee residency requirements (owner must occupy the property and allow as rental property with a 6
month minimum éase), using a byight process. In addition, the Housing Plan recommends allowing
standalone (detached) ADUs for existing accessory buildings through the special permit process and
current design and building code regulations.

This Housing Plan recommds the following zoning changes to better encourage the creation of ADUs:

Allow attached ADUs hyght rather than by special permit, eliminating delay and perhaps legal
costs for the homeowner, while still requiring that building and degigidelines be met. ADUs
must meet all zoning dimensional requirements for a sifgtaily home.

Eliminate the residency restriction (i.e., the unit can be rented to anyone).

Allow ADUs in detached dwellings on the property if the detached structure terimevated and
converted already exists. Such detached ADUs would be by the special permit process.

ADU rentals must be leased for at least 6 months, so that ADUs will be used for rental housing
rather than shoriterm accommodations.

This Housing Plan alssuggests that there be some consideration for allowing the new
construction of ADUs in detached structures in the Single Residence A districts under a special
permit process and certain conditions.

Needham Housing Plan Page4?2



Specifically, this Housing Plan recommends that the rigpiylaw be amended to incorporate the
following new ADU definition:

An accessory dwelling unit (ADU) is an apartment on a siffghaily-zoned lot that is a
second, sekcontained, complete, separate housekeeping unit containing provisions for
living, induding 1 bedroom, cooking and eatingADUs come in three different forms:
Existing portions of a home can be converted into a separate apartment; an outward
addition could create a new unit within an existing home, or a detached living space,
such as a gage or carriage house, can be renovated to create a new unit if the
detached structure already exists(a detached ADU would require a special permit
approval process).

4. Promote Greater Energy Efficiencies in Housing

Lead EntityPlanning BoardSelect Board and Climate Action Planning Committee
Timeframe Near Term
Requires Town Meeting Approviks
Level of Complexitydigh

Background:The Select Board recently appointed a Climate Action Plan ComrflittgeC) to guide the
¢2¢6y AYy RS@OSt2LAYy3I | LIty GKFEG YSSda 2N SEOSSRa
Committee will make recommendations to the Select Board asqfaa Climate Action Plan (CAP), and

may be asked to continue to serve as an advisory committee to oversee the implementation of the CAP.

The Committee is seeking $55,000 to hire a consultant to prepare the plan and has established working
groups to foas on various elements of the plamhe Committee has also referenced the Metropolitan
Area Planning Council (MAPC) Climate Action Plan (CAP) toolkit that identifies major actions ard provid
a starting point for the working groups. It was
suggested thatach working group put together a similar chart and pick the top three priority actions
that are achievable and will achieve the greatest reduction in Greenhouse Gas (GHG)

Recommendationg:he Climate Action Plan should include actions that might ease zoning and permitting
requirements to incentivize enereggfficient and environmentalbgustainable housing development. A
zoning working group has been established to explore such actiorns.a€ion under early discussion is

as of right zoning for solar installations.

Similarly, the zoning working group might explore potential regulatory changes requiring affordable
housing to be built at a zero, or nearly net zero, energy standard undticeonditions. While such
requirements will significantly add to construction costs, they will also substantially reduce operating

costs, an important consideration not only with respect to the climate change issue but to keeping housing

more affordabf 2 GSNJ GAYS® al NOKIFIQa +*AyS@FINR LatlyR | 2dz
energyefficient measures into their housing developments and have good models for consideration.

It is important to note, however, that DHCD Guidelines for districdp@sed for compliance with Section
o! LINPKAOAU NBIlddANBYSydGa GKIFIG ¢g2ddZ R 0S RSSYSR iz

28 There night be some consideration to allowing an ADU in a nawslystructed detached structure by special
permit as well or even allowing ADUs in any detached structunégby.
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particularly any requirement that muifamily housing must meet higher energy efficiency standards than
other uses or achige a thirdparty certification that is not required for other uses in the district.

5. Consider Options for Promoting Development in Appropriate Locations

Lead EntityPlanning Board
Timeframe Medium Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitydigh

Background:This Housing Plan includes Guiding Principles (Section 11.C) that stress the need for the Town
to implement strategies that will promote a mos®cially and ecoruically diversecommunity which
welcomes residents of all ages, races, ethnicities, gender identification, sexual orientation, religion,
abilities, and stages of life. These Guiding Principles also emphasize the need to further diversify the types
of units that are created while ensuring that new housing is appropriate to its location and context.

In the framework of sound planning and smart growth princigfekis Housing Plan places a high priority
on developments that will involve a more efficiergauof land and less dependence on the automobile to
promote more walkable and pedestridriendly neighborhoods. Consequently, the following types of
housing development will be encouraged:

1. The redevelopment of existing structures.

2. Infill site developrant that can address the missing middle concept of housing types. Missing middle
housing might include twoto four-unit properties or smalscale pocket neighborhoods or co
housing units for exampl&.

3. Mixeduse and multfamily development neartransportation, in business areas, or along
commercial corridors.

4. Increased the percentage of affordable housing in exchange for density bonuses.

The MBTA Communities Guidelines, discussed in strategy IV.A.1 above, help promote such smart growth
development. This Housing Plan also recommends some zoning changes that are unlikely to be included
in the MBTA Communities rezoning proposal as there are other areas of the community where
development might also be promoted to address a wide range of incomesaaget populations, not just
affordable housing that meets state requirements for inclusion in the Subsidized Housing Inventory (SHI),
but more moderateincome households whose incomes might be higher than 80% AMI but who are sitill

29 Smart growth principles call for more efficient land use, complaselopment patterns, less dependence on the

automobile, a range of housing opportunities and choices, and improved jobs/housing balance.

30 4 NBLR2NISR 068 (KS [AyO2fy LyadAaddziS 27 [FYR t2tA083 o
K2dzaAy3d GeLiSa GKI G NBwhbasddaRuplekes apénfent codrty, nd dtheRsRdll & Midsize

housing designed at acale and density compatible with singfel YAt & NBAARSYGALFf ySAIKO 2 NI
YARRE S¢ 02y OSLJi 3INBg 2dzi 2F GKS bSg | -poddyidusing intg2 3SY Sy |
residential neighborhoods, from shrinking or subdividing lots twiag accessory dwelling units (ADUS), to

SELI yRAY3I tS83FLt 200dzZLd yOe Ay K2YS&adé Li NBO2WWSYyRaE K2
footprints with a body width, depth, and height no larger than a sifighaily homes. These can blend irdo

neighborhood as compatible infill, encouraging a mix of socioeconomic households and making more effective use

2F GNrXyaixd IyR aSNIBAOSa d¢
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challenged to find housgthat they can afford in Needham. Additionally, once development plans are
RSGSNN¥AYSRI ySg 12yAy3a 2N [20Ff LYyAGAFGASBS t N2IN
t NBASNIDI GA2Y | YR wWSRS@S L yiktia Relglitship@igct. 1 Yy R (0 K S

RecommendationsThis Plan recommends that the Town consider the following options to incentivize
new housing development that is in alignment with the Guiding Principles that are a key component of

LG &aK2dzZ R 0SS y?2
Local Initiative Program (LIP), al
1y206Y I a 0KS
Progt Y¢ > Oly | faz
permitting tool for projects that
have at least 25% of the unit
designated for households wit
incomes at or below 80% AMI. Su
projects can still include morq
affordable units including severa
income tiers for those witlincomes
at or below 60%, 50% or even 30
AMI given multiple layers o
subsidies such as Low Incon
Housing Tax Credits and the HON
Program for example
Homeownership options can includ
higher income tiers such as 100§
110% or even up to 150% AMI wil
the availability of internal subsidie
and perhaps CPA.

Tdzy Ra (2

ONBI G S
issued an RFP several years ago that W22 Y S R

this Plan, potentially estabhing a special Working Groups:

In areas not designated for rezoning under MBTA
Communities Guidelines but still in general proximity to
transportation, adjust dimensional and parking limits and
add density bonuseso make the inclusion of some level of
affordability or other public berfd more economically
viable.

Improve development opportunities for mixedise and
multi-family development along major corridors(e.g.,
Chestnut Street, Highland Avenue, Great Plain Avenue) and
incorporate density bonuses for increased affordability.
Corsider incentives for consolidating parcels to promote
larger developable sites for mixade and multfamily
projects.

Consider options for incentivizing highetensity,
smaller unit, multi-family housing choices as part of zoning
reforms in otherdistricts (not related to MBTA Communities
Law requirements). Besides zoning relief, the investment of
CPA, Affordable Housing Trust, or HOME Program funding
would be examples of additional incentives for
consideration. There are communities that haveuid
Requests for Proposals (RFPs) for developers or property
homeowners to apply for CPA or Affordable Housing Trust

I FF2NRI 6f S dzy3A Maachesteriy$hB-Sea y
adzOK LINRBLRAlItA 2y |

Affordable Housing Trust recently issued an RFP with a CPA allocation of $520,000 to attract
development proposals. Itreceived two responses, one from thegmofit, Habitat for Humanity
of Cape Codpo create six to eight new homes for firSine homebuyers and another from a

iKS

private developer to build 42 rental units with 12 affordable ones.

31 Funds weremade available through a Notice of Funding Availability (NOFA) on a rolling basis to offer
financial support for qualified proposals from developers, property owners, and individuals for the
creation of affordable homeownership and rental housing. Priority activities include gap funding of the
shortfall of private and public sources of financing to makeomeownership or rental development
feasible or buydown assistance in exchange for a commitment to rent or sell one or more dwelling units
to an incomequalified tenant(s) at a reduced rate.
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At the appropriate timework with the Needham Housing Authority to rezone its properties
Several NHAproperties are in the early planning and design phases for renovation and
redevelopment, and final recommendations for appropriate zoning changes regarding
dimensional and density limits will be addressed when the design and planning goals are more
defined The LindetChambers and High Rock Homes developments are within a ¥2 mile of the
Needham Junction transit station, and density of at least 15 units/acre is assumed. Though the
projects may have age limits for occupancy, the zoning need not imposersitsh Seabeds Way

and Captain Robert Cook Drive developments are beyond % mile from transit stations but could
still be counted as part of the 10% of the area of miatnily districts that can be beyond the ¥
limit.

Also at the appropriate timaezone East Militia Heights property This property is currently in
negotiation to be sold by the U.S. Army to the Charles River Center. As with NHA properties, it is
not clear at this time what dimensional and density provisions will work for Militia Htkeig
redevelopment.

Rezone designated residential areas currently zoned SRBR® These specific SRA areas are
adjacent to SRB and currently have parcel sizes that are closer to SRB 10,000 SF lots. This would
allow for the use oflimensional controls for setbacks and coverages that are more appropriate

for these smaller lots (refer to maps in Appendix 7 for the following):

4a. East side of Hunting Road on both sides of Kendrick Street down to Cheney Street;
4b. East side of Greendale Avenue across from Meadow Road and Kenney Street;

4c. Brookside Road near Wellesley town line;

4d. Clarke Road / Rolling Lane / Forest Street neighborhood.

Amend two Neighborhood Busines®istricts ¢ these districts are withirl/2 mile of transit,
including 5%us route, and are proposed to be amended to allow M¥idlgt usingApartment
A-1 dimensional limitswvith a minimum 10,000 square foot lot siz&llow mixeeuse option by
Special Permit if not presently allowed-bght.

5a. Neighborhood Business District along Reservoir and Central area along 128;
5b. Neighborhood Business District along Great Plain near the Hersey MBTA station.

Zoning changes will alseconsider parking ratios for mixedse andmulti-family projects In
regard to any rezoning. These changes will be informed by the Parking Study that has been
commissioned by the Select Board.

Temples, churches and in general, houses of worstriplocated throughout Needham, often on
prominent parcels at major intersections. Although most are vibrant and thriving communities,
these sites may, someday in the future, beimagined, potentially as muifamily housing
opportunities. With this ppactive outlook,someconsiderationcan be giverior rezoning these
parcels as Apartment-A, with those dimensional limits, af they should remain as currently
zoned in SRB or GR. Another approach for redevelopment could be through the Localelnitiativ
t NEIANIY O6[LtOX 2NJ AFNASYRf& nn.£€3X LINROSaao

6a. Congregational Church on Great Plain Avenue and Linden Street;
6b. Christ Episcopal Church at Rosemary Street and Highland Avenue;
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6¢c. Temple Beth Shalom at Watbr Street and Highland Avenue;
6d. Presbyterian Church at Central and Great Plain Avenues.

6. Consider Options to Better Control Teardown Activity

Lead EntityPlanning BoardZonservation Commission and Historical Commission
Timeframe MediumTerm
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitydigh

Background:The Housing Plan Working Group received ongoing feedback throughout the course of this
planning process regarding resident concerns about the level andefiéteardown activity. Residents

not only expressed concerns about neighborhood impacts when very large houses are constructed on
small lots, but also about the erosion of smaller, more affordable homes that historically could serve the
needs of firsttime homebuyers. Others voiced their concerns that additional regulation would constrain
housing values and thus the equity that many owners anticipate from selling their homes and supporting
their retirement.

bSSRKIFYQa K2dzaAy3d & iiiged inostl Isidgkaiaily dim2INdK @lyihgt sies, @r@my” LINJ
modest 1950s and 1960s era Cape and ranch homes, to larger farmhouses, stately Victorians, and large
new modern homes. These various options, along with NHA affordable housing and Chapter 40B
developnents, provide housing across a wide range of incomes. Such options are critical to the Town goal
of having a community with broad soeé@onomic diversity and housing for residents of all ages, races,
ethnicities, sexual orientation, religion, abilities)d stages of life.

bSSRKIFYQ&a OdzaNNByid fAYAOGSR NB3IdAFGA2ya ALK NBaLISO
structures combined with modest zoning restrictions on the size of new homes have led to the significant

loss of many modestigized homes that could be affordable to people with incomes between 85% and

140% of area median income. Of the 943 new siaigly homes built between 2010 and 2021, only 25

did not involve demolition and replacement activity.

This reduction in modestinglefamily homes is impacting the ability of young families, local workers,
Town employees to purchase or rent in Needham. Given that historically minorities and LGBTQ people
have had fewer opportunities to establish wealth in most communities andntfaayolder residentslso

have limited funds, it is imperative that the Town work to maintain moderasedgd and priced homes

to support a more diverse community.

The median sales price for a home in Needham in April 2022 was $1.4 million. To purchase that home
would require a 20% down payment of $280,000, which would leave a mortgage of $1,120,000. A
mortgage for that amount at the current rate of 5.875% for ay@@r mortgage will require a monthly
payment of $6,635 or $79,620 annually. That would require a mininnmal gross income of $238,860

to have the mortgage be equal to oitleird of gross income, as most banks require, and assumes the
buyer has a $280,000 down payment. A home sold at even $800,000, while not inexpensive, could be
afforded by someone with amcome of $136,260 or 82% of the $140,200 Boston area median income
limit (AMI) for a household of four in 2022 ($160,000 down paymentyey mortgage at 5.875%,
monthly payment of $3,785, annual payment of $45,000). The loss of housing at or belgnidhipoint
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is reducing housing opportunities for that middle income tier, which includes teachers, police and
firefighters.

This is not a new issue for Needham as the Town has sponsored previous efforts to review this demolition
and replacement actity. Most recently, the Planning Boarfdrmed a Large HoesReview Study
Committee with representatives of Town boards including Planning Board, Select Board, and Design
Review Committee as well as industry professionals including builders, architectsrs,eahd town
residents. The first formal Committee meeting occurred on May 22, 2014, starting with a review of the
[ 2YYAGGSSQa LIz2N1}2 &S FyR 32Ffa AyOfdzRAYy3Y

Review past reports, plans and maps prepared by Town committees and officials, state agencies
and consultants including the previous Large HdreeiewStudy Committee in 1999.

Seek the input of neighborhood residents, builders, contractors, real estantggproperty
owners and others, as required, including holding citizen informateetings to elicit general
public comments and input.

Review and analyze the current Zoningl®&y and Planning Board regulations and consider
amendments to each.

Analyzethe impact of recent planned and potential new housing constructed in the past 5 years
in the Residence B and General Residence Districts.

Review and analyze alternative zoning dimensions, restrictions, or limitations that may address
neighborhood concerns

Prepare recommendations to amend the Zoningld&y or propose other regulatory strategies

that will protect the characteristics valued by residents in the Single Residence B and General
Residence Districts.

Identify key issues and needs, analyze altemgasolutions, and make recommendations to the
Planning Board, both short and lotgrm, within the overall purpose of thearge Hous Review

Study Committee.

Committee members then started to identify the regulatory options they wanted to explore and
conducted a detailed analysis and mapping of recent teardown activity. Another important component
2T (GKS /2YYAGGHISSQa NBASFENOK Ayg@2f @SR SFENyAy3
demolition/replacement issue through a detailed review of zoning thas wdopted in Wellesley, Newton

and Weston. Other meetings involved a review of tree regulations in Newton and Wellesley; as well as
the building height, retaining wall and setback provisions in Wellesley, Newton and Brookline for example.
The Committee deermined that it was unnecessary for it to focus on tree and stormwater regulations at

the time as there were plans to take on these issues by separate entities in the future. Research also
included site visits and a community survey.

The Committee reviewed potential zoning articles for the spring 2015 Town Meeting including new zoning
related to retaining walls; how height is measured; half story and dormers; exceptions foryfaht
setback; grading and drainage review; and minimugie and rear line setbacks as well as height limits for
accessory structures. Ultimately, the Committee decided to only request approval for a zoning article
revising the definition of hatt 6 2 NB | yR | O2YLX SYSyYy Gl NE R2N)SNJ
approved by Town Meeting in May 2015.

With additional analysis, discussion, and community input, a designated Working Group of the Committee
drafted zoning articles for further review, modification and approval by the Committee. These articles
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reflectedrecommendations as to front, side and rear setback, lot coverage, Floor Area Ratio (FAR), and
building height with the following general directions:

Increase and encourage architectural variety by allowing various elements to be built within the
front and side setbacks.

Change setbacks to reduce some negative effects of massing.

Increase lot coverage to 28%.

Add Floor Area Ratio (FAR) calculations to the regulations defined as gross finished habitable area
on the first and second floors with an additial 600 square foot allowance for garage space.
Change the measurement for establishing maximum building height by providing 2 options from
which the applicant can choose.

Require that alterations and extensions of existing structures woulddverned by the same
regulatory provisions afforded new construction with a couple of exceptions that would require
a special permit.

Town Meeting approved the articles in May 2017.

RecommendationsThis Housing Plan recommends that the Town consid#ndr regulatory changes to
discourage the teardown of more modest homes and replacement by much larger new homes that many
residents consider do not fit into neighborhoods. Such considerations could include further amendments
of the dimensional threshoklfor lot coverage, FAR, setbacks and height restrictions for new homes.

In addition, the Town should revisit the zoning requirements of neighboring towns to ensure that
Needham is not experiencing greater demolition of older homes thamounding areas due to more
relaxed zoning standards. Zoning should minimize the impact of too large homes being built on small lots
to maintain the character of neighborhoods as well as to avoid incentivizing the demolition of older homes
simply becaus developers can make huge profits by replacing them with much larger new homes.

Additionally, an evaluation of existing regulations might be warranted to ensure that there are no barriers
that inhibit basic improvements to existing homes (i.e., replgansinglecar garage with a twegar
garage). With basic improvements, some of the existing smaller home inventory might be preserved
rather than demolished.

Recommended zoning changes should be addressed within an understanding of homeowner concerns
regarding their ability to maximize the sale price of their home as such property is frequently their largest
asset. However, initial demolition reviews, if required, can likely be completed quickly so that homes that
cannot or should not be saved can be eeyed relatively swiftly. The Town should consider working with
local real estate brokers and lenders to find ways to streamline the sales of older homes that should be
made available to middlncome purchasers so that homeowners can maximize the vdltieeo home

just as easily as selling it to a contractor.

As was the case with the Large House Review Study Committee noted above, the Planning Board might
consider appointing a new Working Group to analyze the impacts of the 2017 zoning changes, review
additional options, and potentially recommend additional zoning changes. This work might incorporate
the following related suggestions that were raised as part of this planning process:
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Tree Removal Bylaw

A group of staff and a couple of members of the Planning Board met in 2018 to analyze the
feasibility of adopting a Tree Removal bylaw. This work included a review of such bylaws in other
communities, meetings with a tree arborist, and the preparatioa dfaft bylaw for review that

gra fINBSte AYyT2N¥SR o6& 2SffSatsSeqQa 12yAiy3a LN
bylaw, but other competing issues put work on the Tree Removal Bylaw on hold. It makes sense

for the Working Group mentioned abovejcultimately the Select Board and Planning Board, to

review the previous draft bylaw and consider next steps towards refining and adopting it.

Demolition Delay Bylaw

Needham currently has a demolition delay bylaw (Section 2.11.5 of the General Bylaws) involving
delays of six months for buildingsat are listed on the Needham Historical Commission Inventory
andthat the Historic Commission determines are historicaliyificant. Demolition delay bylaws
represent a preservation tool that have been adopted dwer 150 cities and towns in
Massachusetté? Such zoning offers the community a window of opportunity to find an
alternative to the demolition of significant ddings. The delay is typically 6, 12 or 18
months. Most of the demolition delay bylaws and ordinances in Massachusetts are based on the
age of the building, such as buildings that are older than 50 years or 75 y@ansluctinga
regional survey of deniibion restrictions in other communities that involve homes over 50 years
2f R ¢g2dZ R 06S | 3F22R adGlFNIAYy3I LRAY(G FT2NI NBOAAAL
for a longer period of delay and additional criteria for considering historic sigmifica

Additional Historic District(s)

Consideration should be given to working wilhKk S ¢ 2 6y Q& | A&a0i2NAROFE [/ 2Y
additional opportunities for the establishment of Historic Districts to save homes or manage
renovations to historic homes in towldNeedham currently has one designated Historic District,

referred to as the Nedham Town Hall Historic District, that includes the area on Great Plain
Avenue between Highland Avenue and Chapel Street. The district encompasses Needham Town

Hall, a Georgian Revival structure built in 1902 and designed by Winslow & Bigelow, asheell as

grassy public park in front of it, which was established in 1884.

Local Historic Districts offer one of the best methods of protecting historic buildings and
structures from demolition and inappropriate alterations. In a local historic dist@atain
changes to exterior architectural features visible from a public way are reviewed by a locally

82 Examples of Towns with demolition delays of 12 months included Watertown, Winchester, Wellesley, North
Andover, Scituate, Lexington, Concord, Lincoln, Bedford, Belmont, Andover and Arlington for example. Such bylaws
with 18-month delays included MedfieJdChatham and Acton with Milton adopting a-&wnth delay.
33 The Needham Historical Commission was created to ensure the preservation, protection, and development of the
historical assets that are the visible evidence of the Town of Needham's histaxyComhmission conducts research
to identify places of historic or archeological value and seeks to coordinate the activities of unofficial bodies
organized for similar purposes. The Commission communicates with the Select Board about recommendations as to
the whether an asset should be certified as an historical or archeological landmark. The functions of the Historical
Commission include:

0 Assisting residents in obtaining historical information about the town

0 Reviewing proposed demolition projects in accamde with the demolition delay baw (2.11.5)

o Working with the Town in the evaluation of the future use of historic buildings
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appointed Historic District CommissionThis includes additions, demolitions and major
alterations. Most of the communities in the Metro West area of Bastave such districts.

Zoning Strategies for Further Study/Future Consideration

This planningrocessalso raisedther zoning and regulatory approaches for promoting greater housing
affordability and diversity in Needham, including the following which were identified as requiring further
study and consideration:

Consider allowing twefamily homes byright in singlefamily zonegSRA and SRB) in the context

of considerations for limiting teardowns and potential other conditions. Tavoily dwellings

KSft LI I RRNBaa (GKS aYAaaAiAyd YARRES¢E AaadzsS 2% | @I
into neighborhoodsthat fall between the singkdamily home and apartment buildingd.he

occupancy of such properties can vary, from the ownecupied dwelling with a rental unit to

both units being ownebccupied, as is typically the case with townhouse condominium uaits,

even two rental units with an investor owner. All help diversify the housing stock.

The owneroccupied, twefamily house, that includes a rental unit, deserves particular supmort

it is an exceptionally affordable form of housing, providing owners with a stream of rental income
that is calculated as part of mortgage underwriting cragfenders generally consider about 75%

of projected rental proceeds in mortgage calculations) and thus makes the home more affordable.
The rentalunit also helpdurther diversfy the housingstock. Twefamily dwellings are currently
allowed byright inthe General Residence District, the Hillside Avenue Business District and the
Avery Square Business District. It should be noted that communities such as Amherst, Erving,
Great Barrington, Groton, and Greenfield happroved byright zoning for twefamily dwellings

across all residential zoning districts or towide.

Evaluate the feasibility of mixedise development with affordable housing on the municipal
parking lot in Needham Centdhat abuts the MBTA station platform.

Explore options toestablish a Chapter 40R "Smart Growth" Overlay DistricttsNeedham. The
key components of 40R include:

o Allows local option to adopt Overlay Districts near transit, areas of concentrated
development, commercial districts, rural village districts, arfteosuitable locations.

o ! ff2eaNMFKEIE NBAARSY(OGALItf RS@OSt2LIYSyd 2F YAy

o Provides that 20% of the units be affordable although most bylaws require at least 25%

of the units be affordable in rental developments to enable allsitatbe counted as part

of the SHI.

Allows mixeduse and infill development.

o Provides two types of payments to municipalities (incentive payments based on the
number of projected housing units) and density bonus payments of $3,000 for each
residential unitissued a building permit).

0 Encourages open space and protects historic districts.

o
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B. HOUSING DEVELOPMENT AND PRESERVATION STRATEGIES

¢tKS FT2ftft26Ay3a I OlA2ya 6SNB AYyF2N¥YSR o0& GKS tflyQa
(Sectionlll.C.7), input from community outreach efforts, and the deliberations of the Housing Plan
Working Group, particularly the work of the Housing Development and Preservation Subgroup:

1. { dzLILI2 NI bSSRKIY | 2dzaAy3 ! dzii K2 NR (& QEnis progiad S NID I G A
will enable NHA to obtain the necessary financial and technical resources to undertake substantial
property improvements and potential new development as well agdposition the agency
operationally and financially.

2. Continue Local Programs that Address Health and Safety IsGoasinue funding for the Small
Repair Grant Program and reintroduce the Safety at Home Program, modifying program
requirements as appropriate.

3. Strategically Invest and Leverage Local Resourtegshe greatest extent possible, private and
public resources will be pursued to make projects that include affordable housing financially
feasible, augmenting local investmesn

4. Promote Housing for Special Needs PopulatiBnsmote developmenii 2 Sy & dzNB G KIF G b S
special needs residents have opportunities to secure not only affordable but also accessible
housing

5. Renovate/Replace the Stephen Palmer Propeftythe curent lease on the property is due to
expire in 2027, it is important to plan for the future of the site, including the continued integration
of affordable housing.

6. Prepare an Inventory of Potential Public and Privat@imed Development Opportunitiest will
be useful to revisit the feasibility of properties that were identified for potential housing
development in the past and determine the suitability and availability for developing affordable
housing on additional publiclpwned or privatelyowned prgerties.

7. Consider Waiving Permit Fees for Affordable Hougisgan additional incentive to incorporate
FFF2NRFIOES K2dzaAy3d Ay ySg RS@OSt2LIVSyisx (GKS ¢29
permit fees.

This subsection also includes three recomiaetions for further study/future consideration including
making enhanced assistance available to {firse homebuyers, supporting state legislation or a home
rule petition for transfer tax fees on highriced home sales that can be invested in afforddimesing,

and considering further property tax reductions or deferrals for qualifying individuals with high cost
burdens.

A

1. { dzLILI2 NI bSSRKIY |1 2dzaAy3 ! dziK2NAG&@ Q& t NBaSN

Lead EntityNeedham Housing Authorignd Select Board with support from the Community
Preservation Committee
Timeframe Near Term
Requires Town Meeting Approviks
Level of Complexitydigh

Background: The Needham Housing Authority (NHA) and Town of Needham drayaged in long
a0FyRAY3I RAaOdzaaAz2ya NBIFNRAY3I LI IFya G2 dzZJANF RS
recognizes the great importance of NHA units to the community, providing deeply affordable housing to
a2YS 2F bSSRKI YQa ¥asiél adsorheyfidinghonieliiyeNdpporuRites/at High
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Rock Homes. In addition to the 316 units owned and managed by NHA (plus 20 units as part of the High
Rock Homes LLC rental development), it also provides 123 Section 8 Housing Choice Vodchers an
maintains a group home that serves eight individuals with special needs. NHA is the largest provider of
low-income affordable housing in the Town of Needhapnoviding almost half of the 754 actually
affordable housing units in Needham (household inecr80% AMI).

While the NHA Board of Commissioners considers that its primary mission is to effectively and efficiently
manage its existing housing developments, help residents access support services, and be an excellent
landlord; it has also sought solohs for improving its existing developments and creating new affordable
housing via the following activities:

In 2007 and 2008NHA replaced 20 small singémily homes with duplexes at its High Rock
Homes development, creating half the units for fitshe homebuyers at incomes between 80%
AMI and 110% AMI),and the other half as rentals for those earning between 60% AMI &ad 110
AMI. This redevelopment project was partially funded with $529,500 of Needham CPA dollars
and has subsequently been deemed a significant success by all parties involved.

Starting in 2010 and continuing to 2020lHA Commissioners and staff discussedblams with

its existing developments due to antiquated and inaccessible design issues and potential
construction deficiencies. The Commissioners held several offsite retreats to focus on the
challenges of financing and modernizing and/or redeveloping entgs. NHA also sent a
representative to the 2017 Massachusetts Housing Partnership Annual Housing Institute
Workshop, assessing current strategies for modernization and/or redevelopment. It also made
site visits to other successful redevelopment prégeby other PHA's in the Commonwealth.
Additionally, NHA has met several times with DHCD, MHP and HUD on this subject.

In 201Q NHA received $50,000 in Community Preservation funding from the Town to explore the
feasibility of redeveloping its Linden/Qhéers development Completed in 2013, this work

included the preparation of a Housing Needs Assessment, a financial feasibility analysis, an
GSEA&GAYT O2yRAGAZYyaé LI | -velictlevéloprieStaancep.AThiS LINE o
work provided gearal indications that such a redevelopment effort with an expanded number of

units was potentially feasible, but also identified significant constraints due to bordering
wetlands.

During the harsh winter of 2015the Seabeds Way complex experienced samitsal damage

6501 dzasS 2F RSEFSOGa Ay (KS o0dAtRAYIQE YSYONIY
repaired the defects at a cost of $1.8 million with three sources of funding: insurance proceeds,

two HUD emergency grants, and funds from NhBhagement reserves.

Because the Captain Robert Cook complex, adjacent to Seabeds Way, was built about the same
time and by the same contractor, NHA engaged an engineering firm to assess whether the Cook
buildings had similar construction defects. Tdssessment confirmed that the defects existed

and projected that the cost of repairs was close to $1.1 million.

In the Fall of 2017the NHA commissioned the development of a Facilities Master Plan (FMP) by
consultants. After extensive analysis and comityumput, the final product waspproved in
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February 2019 The FMP identified opportunities for the preservation and redevelopment of
bl ! Q& SEA&GAY 3T LINP LIS&lEratégies for jomdind NSSvaiB. y 6 SR KA 3K

In May 2019,Town Meeting approved $150,000 in Community Preservation funding for NHA to
hire development consultants to implement the FMP recommendations. The CPA award was
matched with an additional $150,000 from NHA management reserves for a total initial
predevebpment budget of $300,000.

After a COVIR9 pandemic hiatusin April 2021, the
. . NHA Board voted unanimously to launch the Preservation
_Th's Plan recog_nlzes _th and Redevelopment Initiative (PRI). NHA issued a Request for
importance of producing housint prgposals (RFP) to hire a consulting firm to help itevev
opportunities across a wide rang preservation and redevelopment options for each of its
2F AYyO02YSazx | Ol properties and recommend development and financing
essential role in supporting strategies with potential sources of funds (e.g., RAD, Section
substantial portion of units for thg 202, Section 18, Low Income Housing Tax Credits, CDBG,
lowest income and most vulnerabll HOME). This work was meard hot only enable NHA to
residents in the community. undertake substantial property improvements and potential
new development, but to also reposition the agency

operationally and financially.

In July 202, NHA selected the Cambridge Housing Authority (CHA) dsviedopment consultant
through aChapter 30Bompliant RFP process. CHA has a proven track record in upgrading its own
properties through refinancing and repositioning efforts, including consultant work with other
housing authorities on similar project3.able V1 provides preliminary estimates on the number

of units and costs related to its Preservation and Redevelopment Initiative (PRI).

NHA has been moving forward with the FRIm mid-2021 through the preseni recently
approving three new work ordergith the Cambridge Housing Authority and an updated PRI pre
development budget totaling about $4.2 million that will focus on the following major
components through 2025: Seabeds/Caplepairing and preserving the 76 deeply affordable
units; Linden/Charers ¢ designing and gaining approvals of a Linden/Chambers Master
Redevelopment Plan; and raising the construction funding and proceeding with a
Linden/Chambers Phase 1 construction project to redevelop 32 old studio units on the north side
of the propety into approximately twice as many new cridroom units.

In October 202, NHA awarded the contract for Architecture/Engineering Designer Services for
Linden/Chambers to Bargmann Hendrie + Archetype, Inc. in the amount of $2,274,250. Needham
CPA fundig is paying for $1,384,000 of the contracted amount with the balance coming from
State ARPA funding procured by Representative Denise Garlick.

In January 2023NHAplans tosubmit repositioning applications to HUD for the Seabeds Way and
Capt. Robert Cook housing developments.

34A copy of the FMP can be downloaded via this limtkp://www.needhamhousing.org/facilitiesmasterplan.html
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In the period of 2024 to 2030NHA envisions the following focus of the PRI, subject to funding

availability®:

o Linden/Chamber€onstruction Phase -Zedevelopment of the remaining 120 old studio

units to approximately 200 new orgedroom units.

o Redevelopment of the 60 High Rock Estates sifagigly homes into 60 deeply affordable

duplexes or triplexes.

o Development of 61 units of new deeply affordable housing on available land on the

Seabeds/Cook property.

Table VV1: Summary of NHA Preservation and Redevelopment Initiative Estintates

Potential Funding
Project* Project BEFORE | AFTER TEO ;—_ﬁ‘ L Sources*
Type* # of Units* | # of Units* COST* Non- Needham
Needham* | (CPA)*
1. Seabeds/Cook | Modernize/ 46 Sr./30 46 Sr./30 $16.5m $16.18m $0.32m
Preserve Family Family
2. High Rock | Redevelop 30 Family 60 Family | $22.7m | $21.95m $0.75m
3. High Rock Il Redevelop 30 Family 60 Family | $23.0m $22.25m $0.75m
4, Redevelop 152 Sr. 152 Sr. $47.2m $45.20m $2.00m
Linden/Chambers
5. Seabeds/Cook New - 61 Sr. $21.2m $20.25m $0.95m
[Units not [8 with [8 with
Involved] disabilities4 | Disallities/4
0 fam.] 0 Fam.]
206 Sr./130 | 267 Sr./190
TOTALS Family Family $130.6m| $125.83m $4.77m
336 units 457 units
+ 36%

* Estimates as of February 2022

Recommendationsfhe Town will continue to support the NHA including its PRI thaémélble NHA to
make essential improvements to its property inventory while also potentially yielding buildable lot areas
for additional deeply affordable or more diverse income affordable housing. In support of these efforts,
the Town should consider creayj a Working Group to help with project coordination and advocacy of
the following measures:

1 Ensure that NHA efforts include the creation of a formal process for soliciting input from existing
NEB&ARSyGa 208SNI FyR | 62035 (ing Sommwuaity vird &itizédh knpus G A y 3
Such tenant input is a major component of the Preservation and Redevelopment Initiative and
has been occurring since the beginning of the process. Significant tenant participation is also
required by state and federal refations.

35 NHA units are largely targeted to households with incomes at or below 60% AMI with the exception of the 20
condos as part of High Rock Homes that have a mix of 60% and 110% AMI limits.
36 NHA units are largely targeted to households with incomes at or below 50% AMI with the exception of the 20
condos as part of High Rock Homes that have a mix of 80% and 110% AMI limits.
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1 Ensure that any housing created through PRI is affordable to people with incomes at or below
60% AMI to the greatest extent feasible. The NHA has commented that while it prefers an income
target of at or below 50% AMI, their consultants haveoimed them that they may have to
include 60% AMI, 80% AMI or even market rate units to make the financing work.

Promote redevelopment activities within the existing public housing propertiesatetargeted
to older residents and those with disabilitiss create newhousing units at an equal proportion
to the current ratio at the existing property to the greatest extent feasible. For example, of the
current total of 152 housing units at Linden/Chambers, including 13% (or 20 units) for younger
people wih disabilities, if an additional 32 units were added to the property through
redevelopment, 13% of these 32 units (or 4 units) would be designated for younger people with
disabilities, while the remaining 83% (or 28 units) would be designated for oldésad
Support the development of the 61 planned units of new housing to be created in the future on
the Seabeds/Captain Robert Cook site with the following considerations:

o0 Designate the housing as agestricted for older adults as there isdemonstrated need

for housing for older adults.
0 Leverage federal/state/local resources to ensure that the housing is affordable to older
adults with incomes at or below 60% AMI.

Leverage expertise of existing housing development agencies that have wddsgedy cwith
housing authorities to redevelop public housing, building a partnership with an experienced
developer. Such partnerships are a common approach to redevelopment préjésisourage
close collaborations with community agencies that providevisess to older adults to create
formal partnerships resulting in servieariched housing; this recommendation also applies to
the redevelopment of the Linden/Chambers properties.
Work in lockstep with the NHA to ensure capacity concerns are addressadl/amce of any
development activities.
Support project permitting either through rezonifigpr the application of the Local Initiative
t NEINI Y O[LtOX faz2z 1y2¢6y a GKS GCNASYRf& nn.
Reduce or waive permiees (see strategy IV.B.7).
Provide CPA funding to not only help make any redevelopment work financially feasible, but to
also demonstrate to funding sources that the Town is committed and invested in the project.

37 For example, Harborlight Community Partners Inc. (a nonprofit hgud@velopment agency) and the Ipswich
Housing Authority have entered into a joint venture agreement to substantially rehabilitateuai®gpublic housing
property.
Examples of models of housisgrvice partnerships for older adults include:
0 Harborlight Hbuse in Beverly (Harborlight Community Partners and Element Care PACE)
0 JJ Carrol in Brighton (2Life Communities and Element Care PACE)
o Clarence Durkin Housing in Fitchburg (Fitchburg Housing Authority, Summit PACE and Aging Services of
North Central MA)
o Jak Satter House in Revere (Hebrew Senior Life)
0O St Theres& in Everett (The Neighborhood Developers, Mystic Valley Elder Services, and Neighborhood
PACE)
38 Potentialzoning relief might include (1) Lind€&hambers redevelopment; (2) possible greater digresti the High
Rock Homes redevelopment; and/or (3) designating Lindrambers/High Rock for rezoning to Apartmert £
add to the area so zoned within ¥2 mile of the Needham Junction transit station if the density of 18 units/acre is high
enough to suport the proposed redevelopment.
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2. Continue Local Programs th&tddress Health and Safety Issues

Lead EntityAffordable Housing Trustith support from the Council on Aging
Timeframe Near Term
Requires Town Meeting Approvikes
Level of Complexityzow

Background:The Town of Needham, through its Affordable Housing Trust, has been operati8gtie
Repair Grant Programsince 2019 which provides limited financial assistance to ineelngéle
homeowners age 60 or owvas well ashose with a disabilityo helprepair and rehabilitate existing owner
occupied housing units in Needham. The purpose of the Program is ryotoomélp fund needed home
repairs, but to also help owners live more safely in their homes. The confidential application and grant
process is designed to be simple. The process requires an applicagiestimate(s) for the proposed
work, and copies forequired documents including recent Federal tax returns or other verifiable
documentation of income.

Grants, currently up to $5,000, are awarded twice per year. These grants are provided on an unsecured
basis as there is no repayment required unless grant recipient does not comply with the Grant
Agreement or sells or transfers the home within one year. Applications are evaluated and prioritized based
on program funding, health and safety considerations, and the financial need of the applicant.

Appicants must meet the following eligibility requirements:

The property is located in Needham, is owned by the applicant, is the primary residence of the
applicant, and the applicant intends to remain in the home for at least the next 12 months.

At least one household member is age 60 or olatai/or has a disability

| 2dzaSK2f R AyO2YS Aa y20 KAIKSNI GKFYy ymE: lalL®
assessed value and any mortgage or other outstanding liens is added to income to determine
eligibility.

The property assessment is below the Town of Needham average assessed valued for a single
family home.

The applicant agrees to sign the Grant Agreement and to notify the Needham Affordable
Housing Trust prior to selling or listing the home dale.

There is a cap of no more than $7,000 over the lifetime of the Program for a household at a given
property address. A ongear waiting period is required from the date the last payment was
issued before an applicant may-apply to the Program.

Town Meeting has approved three allocations from its General Budget of $50,000 each, which have thus
far involved 30 participants with another funding round planned for November 2022. Because of the age
and general vulnerability of participants during @D¥9, most of the improvements have tended
towards exterior repairs as well as home modifications for safety purposes.

Through the Needham Department of Public Health (DPH) and the Center at the Heights (CATH), the Town

of Needham also offered th8afetyat Home Programii 2 KSf LJ b SSRKI YQa 2f RSNJ | R«
continue to live independently. Through the Program, the Town conducted home assessments
(performed by a Social Worker or a Public Health Nurse) for Needham residents age 60 or older. Home
assessments included a thorough assessment of home hazards, especially regarding potential trips and

falls, as well as a discussion of other fall risk factors such as exercise and nutrition. Education and
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recommendations were provided throughout the visihdafree supplies (such as night lights, pill boxes,

etc.) were distributed. Referrals were made as needed, and participants were encouraged to attend the
evidenced F aSR Flftf LINB@SyiAz2y Oflaaz aldGSNI 2F .t y
Heights. All participants received a follayp call to monitor the actions that were taken and to provide

additional resources as needed.

The Program supported 35 participants during 2017 based on a $20,000 Healthy Aging Grant but ceased
operations at theend of the grant period in January 2018.

RecommendationsThe Town should continue to monitor the progress of the Small Repair Grant Program
and make modifications to requirements as appropriate to ensure the Program remains responsive to
community neds. The Needham Affordable Housing Trust should request additional funding when
necessary to maintain operations.

In regard to the Safety at Home Program, while operations were discontinued, the Town should consider
reintroducing the Program, working thiboth the Department of Public Health and Center at the Heights

to rework Program benefits, requirements, and operations as deemed appropriate. If additional grant
funding is unavailable, the Town might consider reaching out for private donations grdidading some
funding from another source such as the General Budget.

Recommendations through this planning process also include the need to promote assisted living options.
It should be noted that assisted living units are typically among the mgeresive housing units in any
community and, because of the integration of services, they are hard to make affordable and include on
the SHI. Despite this, some communities have managed to create new assisted living with some affordable
units that could becounted in the SH¥,

3. Strategically Invest and Leverage Local Resources

Lead EntitySelect Board and Community Preservation Committee
Timeframe Near Term
Requires Town Meeting Approvéks
Level of Complexitjledium

Background: Needham is fortunate to have important local resources to support housing initiatives
including Community Preservation Funds, HOME Funds, Affordable Housing Trust Funds (limited at this
time), some potential property, as well as potential American Restare &ct (ARPA) funding. Such
funding has been instrumental in supporting the Needham Housing Authority and a group home for adults
with disabilitieson South Street for example. Unlike many other communities, Needham has thus far not
had a project that relied on subsidies from the state such as Low Income Housing Tax Credits, Housing
Stabilization Fund, Community Based Housing, HOME funding, Hbwusivgtions Fund, Projedtased

Section 8 or MRVP subsidies, etc. that help finance rental developments targeted to households with
incomes at or below 60% AMI, with some in the less than 50% and 30% AMI ranges as well. The
O2YYdzyAled Qa 3 N&lliniobes fhesk Bvazdiincghi® holskholds based on their very high
level of cost burdens.

39 For example, Inn at Robbins Brook (Acton) and Youville Place (Lexington). Some models rely on Low Income
Housing Tax Credits (Christopher Heights in Marlborough, Northampton, and Webster) or uselpasgatSection
8 wouchers (Neville Place in Cambridge).
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As the Town moves forward in the implementation of this Housing Plan, more resources will be required
to address housing needs, further diversifying the housirmackst Additionally, due to widening
affordability gaps, greater amounts of subsidy will be required to fill the gaps between total development
costs and the prices that qualifying renters or fitishe homebuyers can afford. Consequently, it will be
imperative for the Town to strategically invest its limited resources to leverage other public and private
sources of funding to the greatest extent possible.

RecommendationsThe Housing Trust will continue to explore resources, both financial and techaical,
promote new projects and programs. For example, in order to effectively redevelop NHA properties
through its Preservation and Redevelopmémtiative, NHA will need Town support in obtaining financing
from a mix of available state and federal prograf@sher developmentghat include below market rate

units will also require subsidies, often multiple layers of subsidies. Additionally, this Housing Plan
recommends at least a 22% annual commitmentCommunity Preservation Act (CPA) funds for the
creation and retention of affordable housing in Needha®f upmost importance, new partnerships with
developers that have the expertise to produce affordable housing will be essential to meeting housing
goals.

Appendix 5 includes a list of housing financing programs that
all state housing financing have _been effectlve in supportlnggusmg develop_ment_,
directed to rentals technical assistance, and home improvement financing.
programs are i ~ "1 Examples of programs that have been instrumental in
and thus there is only very limite{ f,ancing affordable rental housing and may be helpful in the

ability to leverage local funding il jmplementation of this Housing Plan include but are not
the case of homeownership units.| |imited to the following:

It is important to note that almost

Low Income Housing Tax Credits

The Low Income Housing Tax Credit Prograa®s created in 1986 by the Federal Government to
offer tax credits to investors in housing development projects that include someéniame
units. The tax credit program is often the centerpiece program in any affordable rental project
because it brings valuable equity funds. Tax credits are either for 4% or 9% of the development
or rehab costs for each affordable unit for a tg@ar period. The 4% credits have a present value
of 30% of the development costs, except for the costs of land, and ther®d# have a present
value equal to 70% of the costs of developing the affordable units, with the exception of land.
Both the 4% and 9% credits can be sold to investors for close to their present values.

The Federal Government limits the 9% creditsl aonsequently there is some competition for
them, nevertheless, most tax credit projects in Massachusetts are financed through the 9% credit.
Private investors, such as banks or corporations, purchase the tax credits for about 80 cents on
the dollar, aml their money serves as equity in a project, reducing the amount of the debt service
and consequently the rents. The program mandates that at least 20% of the units must be made
affordable to households earning within 50% of median income or 40% of the must be
affordable to households earning up to 60% of median income. Those projects that receive the
9% tax credits must produce much higher percentages of affordable units. Tax Credits work best
for projects of a reasonable size, ideally at leasta3%0 units, and because there is such demand

for them, applicants are often faced with submitting applications for multiple funding rounds.
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The Massachusetts Legislature has enacted a comparable state tax credit program, modeled after
the federal tax cdit program. The DHCD One Stop Application is also used to apply for this
source of funding.

HOME Investment Partnership Program
HUD created the HOME Program in 1990 to provide grants to states, larger cities and consortia of
smaller cities and town®tdo the following:

0 Produce rental housing;

o Provide rehabilitation loans and grants, including lead paint removal and accessibility
modifications, for rental and ownewsccupied properties;

o Offer tenantbased rental assistance (tweear subsidies); and/or

0 Assist firsttime homeowners.

Because Needham is not an entittement community, meaning that it is not automatically entitled

G2 NBOSAGS 1 ha9 TFdzyRAYy3a oFaSR 2y 1 !50a FdzyRAYy 3
other smaller towns and cities, th&West Metro HOME Consortium, to receive funding by a federal

formula on an annual basis.

The HOME Program funding is targeted to homebuyers or homeowners earning no more than
80% of median income and to rental units where at least 90% of the units mastdodable and
occupied by households earning no more than 60% of median income, the balance to those
earning within 80% of median. Moreover, for those rental projects with five or more units, at
least 20% of the units must be reserved for householdsiegriess than 50% of median income.

In addition to income guidelines, the HOME Program specifies the need for deed restrictions,
resale requirements, and maximum sales prices or rentals.

The WestMetro HOME Consortium also received about $5.4 millimméing from the American
Rescue Plan Act (ARPA) to support the housing needs of those who are homeless or at risk of
homelessness. The Consortium has brought in a consultant to prepare a plan for using this
funding.

Housing Innovations Fund (HIF)

The gate also administers the Housing Innovations Fund (HIF) that provides a 5% deferred loan
to non-profit organizations for no more than $500,000 per project or up to 30% of the costs
associated with developing alternative forms of housing including limetpgty coops, mutual
housing, singleoom occupancy housing, special needs housing, transitional housing, domestic
violence shelters and congregate housing. At least 25% of the units must be reserved for
households earning at or below 80% AMI and ano®&%o for those with incomes at or below

50% AMI. HIF can also be used with other state housing development programs including HOME,
Housing Stabilization Fund, and Low Income Housing Tax Credits. The Community Economic
Development Assistance Corporati@EDAC) administers this program. Applicants are required

to complete the Oné&Stop Application.

Community Based Housing Program
The Community Based Housing Program provides loans toepruiit agencies for the

development or redevelopment of integrated housing for people with disabilities in institutions
or nursing facilities or at risk of institutionalization. The Program prevpgmanent, deferred

Needham Housing Plan Page60



LI @8YSyid t2Fya F2NI I GSNY 2F on @SFENBRX FYyR /.
Development Costs up to a maximum of $750,000 per project.

Community Scale Housing Initiative (CSHI)

The state has developed a smstlale production program to address community needs for
smallerscale housing that responds to local housing needs and density requirements. These
projects, because of their small size, are not a good fit for the Low In¢tonsing Tax Credit
program. Generally, projects that can leverage some debt by having a few higher income units
and a gap filler like the Community Preservation Act (CPA) funding are in the best position to
utilize such a program. This initiative mightdgood fit for Needham and includes the following
eligibility criteria:

o Community must have a population not to exceed 200,000.

o Program sponsors can be both nprofit and forprofit entities with a demonstrated
ability to undertake the project.

0 The propoed project must include at least five rental units but no more than 20 rental
units.

0 Project must involve new construction or adaptive reuse.

o A minimum of 20% of the units must be affordable but it is anticipated that most proposed
projects will have a mimum of 50% affordable units.

0 The host community must provide a financial commitment in support of the project.

0 The CSHI subsidy may not exceed $200,000 per unit unless the developer intends to seek

DHCD projeebased rental assistance in which case thiessdy may not exceed $150,000

per unit.

The total development cost per unit may not exceed $350,000.

Projects will receive no more funding than is necessary to make the project feasible.

o0 Projects must be financially feasible without state or federal Laverite Housing Tax
Credits. Projects are expected to close and proceed to construction within 12 months of
the date of the award letter.

o O

A model for consideration is the Herring Brook Hill project in Norwell. In 2015, the Town of
Norwell proposed to use the property of the former police station at 40 River Street to create
FFF2NRFOES aSyA2N) K2dzAAy3d Ay &adzlJl2NL 2F GKS
project not only involved a transfer of Tovawned land but also a ajor local commitment of

$1.3 million in CPA funding. Other funding sources included $2.6 million of private debt and state
FAYFYOAY3 GKNRdzAK GKS adrasSqQa /2YYdzyade {OFfS

Herring Brook Hill Unit Distribution

(@

Type of Unit # Units # Bedrooms Maximum Rent**
80% AMI 10* 1 $1,425
100% AMI 4 1 $1,675
100% AMI 4 2 $2,000

* Four of these units will have access to Project Based Rental Assistance
** Projected rents at time of occupancy

Through a Request for Proposals (RFP) process, the Town selected Metro West Collaborative
Development, a missiedriven, nonprofit community development corporation, as developer
and partner with the Town. The project includes a total of 18 units fasdtage 60 or older based
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on the unit distribution summarized below. The project has been completed, however,
experienced some early challenges in filling the-tvealroom units.

4. Promote Housing for Special Needs Populations

Lead EntitySelect Board with support of Planning Board and Council on Aging
Timeframe Medium Term
Requires Town Meeting Approvikes
Level of Complexitydigh

BackgroundThe Housing Needs Assessment, a major component of this Housingdetaified sgecial
needs housing with barrieree units and supportive services as a local priority housing need. It
documented an estimated 2,262 residents, or 7.4% of all civilian, noninstitutionalized residents, as having
a disabilityaccording to 2020 census estimatésGiven this level of disabilities as well as the aging of the
population, the Needs Assessment indicated that greater emphasis should be placed on housing that is
linked to appropriate supportive services and promotes
. increased conformance with universal design guidelines for
The Cape Cod Village (CCV) proj "\ "\ "s 3 51 (38R + 0O0SaaAo0At Ates | RE
In .Orleans provujes a safe ar Beyond recognizing the increasing needs of older adults, this
caring home environment for 14 yanning process attracted input from parents who find it
income-eligible (up to 80% AMI| gifficult to seare suitable housing for their children with
adults with autism at a site i disabilities when they turn age 22.
downtown Orleans. The projeq
involved a comprehensive perm| b SSRKIFYQa {1 L AyOfdzRRSa &aArAE aLISC
and includes two duplex home| that altogether total 26 affordable housing units as well as
with four residences on each sid another 84 units in group homes for stal@epartment of
as well as a common building Developmental Services (DDS) clients scattered throughout
There is 24our staff support. The town. A notable Needham project mvolve_:d the_ development
oroject had a $5.225.00( of a group home on South Strc_aet. Working w_|th the Charl_es

! ’ River Center, the Town committed $220,000 in CPA funding
developme_nt budget that_lnclude( and $280000 in HOME funds to create a home for five
$950,000 in CPA donations fro| regidents who have serious disabilities This facility
Brewster, Chatham, Eastharn resembles the large singfamily houses in the area, and
Provincetown, Truro, and Wellfleg received no opposition from neighbors.
in addition to Orleans.

RecommendationsAs included in the Guiding Principledan

Priority Housing Needs that are part of this Housing Plan, the Town is comrnuttetaking and

maintaining Needham as an inclusive and supportive community for adults with disabilitietddats

residents and other vulnerable subgroups order to ensizNS G Kl G bSSRKIFYQA aLISOAL
have opportunities to secure not only affordable but also accessible housing, the Town should explore the
following recommended actions:

40The U.S. Census defines disability as aterg physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remgmbéginy residents

with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.
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Review and encourage a variety of housing models that can meetthe nebdS &§RK I Y Qa | Rdz
GAGK RAAI OAf A Oldebrasidéngg R b SSRKIF YQ&
Sponsor a meeting with agencies that create housing for adults with disabilities to learn more
about different model development options, potentially including a panel presentation from
special needs developers and service provideérs.
Investigate models of housing with services for older adults including assisted living and
independent senior housing services. Sponsor a meeting with agencies that create senior housing
with services to learn more about different options for partnerships between housing and
services.
Explore opportunities for housing models or zoning changes that were recommended by
bSSRKIFYQa {LISOAIf 9RdzOF A2y tINByda ! ROA&a2NE /
Encourage and gport creative solutions for creating affordable and accessible housing from
property owners and developers.
Remove barriers and recommend incentives, including funding, with the goal of establishing
additional independent living situations for leww-moderate older adults and those with
disabilitieson fixed incomesConsider making CPA funds available, through an RFP, for projects
that support housing for people with disabilities.

i Stay upto-date on all available state and federal funding opportunitieattbould be used to
create housing foolder adultsand/or people with disabilities (e.g., HOME ARPA, Section 202,
ARPA Supportive Housing) so that the Town is prepared to leverage all resources in future housing
development projects.

9 Consider zoning that would enable more inclusionary home building for people with disabilities
andolder residens near the Town Center and Heights.

5. Renovate/Replace the Stephdnalmer Property

Lead EntitySelect Board
Timeframe Medium Term
Requires Town Meeting ApprovEks
Level of Complexitydigh

Background:In 1977 the Town entered into a 5§ear lease arrangement with a management company,
Crowninshield, Inc., for the former Stephen Palmer School at 83 Pickering Street. Ih2®&ect Board
established a special Committee to explore the redevelopment of the property that had been renovated
Ay (GKS wmopynQa Ayd2z vy FLINIYSyGao ¢tKS GSNya 27
tenants over 55 years old at affordabkgtes. However, the building has not adequately sermgdenior
housing due to problematic unit configurations and the absence of an elevator. Moreover, affordability
was not defined in the lease, however, rents have remained well below market. Etes time, the

Town recognized that the situation was not beneficial to either the management company (because it
could not charge sufficient rents to properly maintain the building) or to the Town. Therefore, the
Committee worked with the managementmpany for a period of time to develop a plan for redeveloping

the property. Progress, however, was hindered by the complexity of changing the existing lease
agreement as well as the needs of the Senior Center, which was located in the building at theotime
expand.

4l Examples include Specialized Housing Inc. in Brookline, Forward at the Rock in Dennis, and South Middlesex
Opportunity Council (SMOC) housing.
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It was anticipated that a renovated and expanded building could provide up to 50 units of affordable or
mixedincomeseniorhousing. This housing could be developed through the rehabilitation of the existing

building and the possible cométizOG A2y 2F |y FFRRAGAZ2Y 2y GKS LI NJ Ay 3
the time, this project represented a priority strategy for the Town of Needham given the potential of
accomplishing multiple community goals including the conversion of exisgigyv market units into
stateRSTAYSR dalF FTF2NRI 6t S¢ dzyAtazr GKS ONBFrdGAz2y 2F | RI
much needed affordable housing folder residentsn the Town Center near transportation and services,

and the renovation of &ey property in the downtown that was increasingly showing signs of age and

neglect.

The Towrappointed special Committee was once again reinvigorated in a further effort to find a feasible
solution to the redevelopment of the property in hopes of hayendevelopment plan in place by 2007.
While it was determined to move the Senior Center to another location, little progress was made on
further development plans.

Part of the lease arrangements between the Town of Needham and Crowninshield Management was for

the Town to be involved in approving tenant siglises and conducting an annual review of the rent rolls.

The adoption of a new Town Charter in 2005 effeciivell 4 a A 3y SR (KS ¢246y Qa NRf S
process to the Town Manager who subsequently provided Crowninshield with a blanket approval on the
subleases as long as vacancies were filled by Needham residents age 55 or older. The Town Manager
retained approval for any suleases involving those who were under age 55 or lived outside of Needham.

¢tKS ¢2¢y alyl3ISN) adzoaSljdsSyate RSEtS3AFGISR (GKA&a NB:
Specialist who annually reviews the rent rolls and obtains infion on the waitlist, also making referrals

of potential occupants. As of April 2022, rents ranged from a low of $796 to a high of $1,400 with average

rents in the $1,000 to $1,200 range, well below market prices.

RecommendationsAs the lease will exe in a few years, in May 2027, it is time for the Town to revisit

its options for redeveloping the Stephen Palmer Building and site. As in the past, the Select Board should
consider appointing a special Committee or Working Group to examine the pgogedt LJ2 G Sy G A I f
maximizing its reuse foaffordable and/or moderatgate housing when the lease expireshile
consideringhe needs of existing tenants. The Permanent Public Building Committee and Department of
Public Works would also be instrumentalsupporting this project that would likely also involve design

and engineering consultants. The assessment of redevelopomions would include the following

major components:

Determine building infrastructure and improvement needs as well as projected costs and design
options.

Assess site infrastructure capacity and ability to support additional density (e.g., additiona
housing units) including a building addition.

Determine the feasibility of designating Stephen Palmer as affordable housing (e.qg., eligible for
SHI) while not requiring existing residents to relocate.

Identify financing options.

Consider the pros andoos of bringing on a development consultant for Town development
versus conveying the property to a developer through a transfer of title orfeng lease via a
Request for Proposals (RFP) process. The latter would avoid the extra costs associgtebliwith
projects.

Needham Housing Plan Page64



It should be noted that the conversion of these units to those that would be eligible for inclusion in the
SHI would take time. The Town would have to work closely with DHCD to prepare an Affirmative Fair
Housing Marketing Plan which widube implemented as units turnover, as eligibility for the SHI is not
allowed for occupied units. Consequently, conversion to stigined affordable units could only occur

on an incremental basis. These units would be counted as Local Action Ubit3 frécessed through

the state Local Initiative Program (LIP). Other affordability requirements would also have to be met such
as the execution of a Regulatory Agreement and affirmative marketing.

6. Prepare an Inventory of Potential Public and Privatelwned Development
Opportunities

Lead EntitySelect Board and Planning Board
Timeframe Medium Term
Requires Town Meeting Approvilo
Level of Complexitjledium

Background:Recurring input throughout the planning process involveditieatification of specific sites

in which housing development might be suitable, including property that is owned by the Town of
Needham as well as some potential privatelyned properties. This is not a new issue in Needham, and
prior efforts have beemade to identify an inventory of such properties.

For example, the Select Board formed an Open Space Working Group in 2002 to a.) identify -all Town
owned parcels; b.) gather information about each parcel including present use, designation and
managementand c.) determine whether each parcel should remain under its current designation and
use or whether the particular location and/or characteristics suggest a transfer to another use.

The Open Space Working Group was comprised of representatives of gt Behrd, Planning Board,
Conservation Commission, Park and Recreation Commission, School Committee, Finance Committee and
Housing Authority. The Town Administrator also served as a member of the Working Group. The Group
reviewed 157 Towsowned parcelsand considered a variety of possible new uses including conservation

land, affordable housing, recreation and other municipal uses. The Group examined each parcel and
arrived at a recommendation based on its particular location, use, and characteridtss of the parcels

were designated as Category A parcels, meaning that they were either active or planned municipal use
parcels (e.g., school building, recreational field, municipal pumping station) and were determined to be
unsuitable for any other munipal or private purpose. Other Category A parcels were so designated

0S50l dzaS GKS& ¢SNBE GLINRPGSOGSRe: o0& adlhaS adladzsS Fa
40, Section 8Q)r were purchased for certain public purposes under Article 97,(eegreational, park

land, water protection and conservation of natural resources), such that the designated use could not be
changed without a twehirds vote by Town Meeting and a twhirds vote of the State Legislature or

were acquired for a particutgublic purpose such as education so that under G.L. ¢.40, s.15A, a 2/3 vote

of Town Meeting is required to transfer the jurisdiction of the land for a different purpose or for
disposition. There was further consensus among Open Space Working Group raeimtecertain

Gdzy LINPGSOGSRE LI NOSt a 2 dz3K jurisdi@ion®f$hodelpiBpérteotd Sther 6 & G N.
the Conservation Commission or Park and Recreation Commission.

The Working Group identified 16 parcels that had the potential foesaghation. Of these, the following
properties were considered for affordable housing:

Needham Housing Plan Page65



Parcel 8 (Stephen Palmer Building on Pickering Str8dtjs parcel should continue to be used for
housing, and the Working Group endorsed the efforts of the S@&eatd to expand the amount

of housing the building can accommodate and ensure affordability of some of the units. (This
remains a key strategy in this Housing Plan. See strategy 1V.B.5 for details.)

Parcels 4 (the unimproved lot at the corner of Ban@anoit Brookline Streets) and Barcel 4 was
developed as an affordable singkmily home by Habitat for Humanity although it was not
eligible for inclusion on the SHI. Parcel 6 presently houses the Department of Public Works Water
Pumping Station.

Parce 13 (Emery Grover Buildind@)his property is being renovated for use by the Needham Public
Schools.

Parcel 14 and a portion of Parcel 26 (undeveloped parcel on Central Avenue adjacent to the RTS).
Combining Parcel 14, an undeveloped parcel of approximately six acres, with unused land on the
adjacent transfer station site, known as Parcelstuld also be considered, with the possibility

of a mixeduse project in the future to include housing,ns@rvation and park and recreation
purposes provided the parcel is not needed for DPW purposes. Developed as the Jack Cogswell
DPW vehicle storage facility.

Parcel 2 (undeveloped parcel of approximately two atweated across Mills Field on Gould
Stree). The parcel was purchased in 1942 for recreational and educational purposes and would
require a vote of the Massachusetts Legislature to change its use. The Housing Authority asserted
that the appropriate use was housing while the Conservation Cononissiggested that the
parcel provides some wildlife habitat that would be lost by development. The Conservation
Commission indicated it would consider supporting the redesignation of the parcel to a housing
use provided other Needham land that is presgntinprotected but of greater value for
conservation purposes be redesignated as protected conservation land.

The following additional parcels were identified as bearing some future consideration for some amount
of affordable housing:

Parcel 3 (undeveloped parcel at the corner of Harris Avenue and Great Plain $trest)of this

parcel contains wetlands andusdevelopable. Additionally, it was determined that the property

gl a LIzZNOKFAaASR F2N) GKS ¢2¢yQa o GSNJ adzllLif & | yR
Legislature under the provisions of Article 97 of the Massachusetts Constitution. The
ConservaB Y [/ 2YYAaadAiAzy o0StASOSR adNery3Ifteée GKIFIG GKS
Housing Authority felt just as strongly that a portion of the site could be developed for housing.

Parcel 1 (undeveloped parcel at the corner of Dedham Avenue and Saeif). eveloped as

(KS ¢26yQ4 tdotAO { SNBAOSA ! RYAYAAAGNI GA2Y . dzit
Parcels 37,49 and 156 (Nehoiden Patlgrge portions of these parcels contain wetlands,
however, the Town might explore their possible reuse for a combinatioraefsing and
conservation purposes if the Park and Recreation Commission determines that is has no further

use for them. Further studies in regard to wetland delineation are necessary before a final
determination can be made.

Parcel at Broadmeadow RoaddGreat Plain RoadThis parcel is approximately an acre in size

and is located along the commuter rail line in close proximity to the Hersey MBTA station. The
parcel has an Article 97 restriction, and the Town would have to secure state legislatioeappr

to allow the development of housing.
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This analysis occurred two decades ago, and some identified
properties are no longer available, as noted above, while
others on the list may still be worthy of consideration.
fvor Firovposals (BEP) p[oce§s t Additionally, some properties that were not identified at the
aLlSOATASAE UKS time might now bemore conducive to housing development.
conditions for the developmen| gych as the former Hillside School, which is currently used to
project. temporarily house School Department administrative offices
while the Emery Grover building is being renovated.

Any conveyance of Towwowned
property would involve a Reques

Given that Needham is largely built outlvfew vacant developable properties available, there is general
consensus that most new housing creation will involve the redevelopment of existing properties,
particularly near transit. There are, however, specific privabeyed properties where newdusing
development has previously been proposed including the Hartney Greymont property off of Chestnut
Street as well as potential cluster development on a property on Foster Street that is planned to combine
housing development and open space preservatibhe federal government will also be disposing of its
property at East Militia Heights that currently includes a small neighborhood of long vacantfaimgie
homes (formerly U.S. Army housing). Development of the Hill&aslens property at 888 &ait Plain
Avenue is also a potential possibility in the Town Center.

Recommendations:The Select Board should consider appointing another Working Group of
representatives from various Town boards and committees to revisit the feasibility of properttagdata
identified for potential housing development in the past andd&termine the suitability and availability

for developing affordable housing on additional publiolyned property,potentially as Apartment A
zoning with its designated dimensionaluirements or LIP. Similarly, this Working Group could also be
tasked with identifying privatelpwned parcels that hold some development potential. One
recommendation has been to create a property inventory similar to thaated by the City of Newton

see page 85+ of
https://www.newtonma.gov/home/showpublisheddocument/41602/637418380094000000Another
recommendation was fothe inventory to be summarized on a simpler spreadsheet similar to what was
produced in the past. Criteria for inclusion in the inventory could include size, ownership, access to
services and transportation, proximity to schools, presence of wetlanesvdronmental constraints, etc.

7. Consider Waiving Permit Fees for Affordable Housing
Lead EntitySelect BoardZoning Board of Appeals and Planning Board
Timeframe Medium Term
Requires Town Meeting Approval:
Level of Complexityzow

Background:As noted in the 2007 Affordable Housing Plie, waiver of application fees has proven to

be a help in getting affordable housing efforts underway, both in Needham, where waivers have been
granted on a casby-case basis, and in other communities. Such waivers represent a signal to funding
agencie2 ¥ | ¢2¢yQa O2YYAUYSyd G2 | LINB2SOG IyR (Kdza
funding decisions. While fees are not extravagantly costly, they nevertheless help reduce project costs.
Building permit fees on a residential development ofthior more units involve a rate of $10.00 per one
thousand ($1,000.00 of the estimated construction cost) with a minimum flat rate for up to $20,000.00,

for example. Mechanical permits and other fees can add to this amount. The fees for a Chapter 40B
comprehensive permit are $2,000.00 plus $100.00 per unit.
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Recommendationg:he Town through its Select Board in consultation with its permitting authorities (e.qg.,

Planning Board, Zoning Board of Appeals, Building Department) should consider waivingiqes it

any development that includes affordable units or as an additional incentive for projects that it

determines are directed to below market units in accordance with the Guiding Principles and Priority
Housing Needs identified in this Housing Plan.

Housing Development and Preservation Strategies for Further Study/Future Consideration

Make enhanced homebuyer assistance availabiteough local funding to increase affordability

of ONE Mortgage Program loans or other state mortgage programs suchsasitfiered by Mass

| 2dzaAy 30 ¢KS alaalrOKdzaSida | 2dzaiy3a tI NIySNa
Department of Housing and Community Development, administers the ONE Mortgage Program
which replaced the highly successful Soft Second Loan Progetimpibrated between 1991 and

2013 and helped over 17,000 families purchase their first home. The ONE Mortgage Program is

a simplified version of the Soft Second Program providing low,-fixedfinancing and a state

backed reserve that relieves homebugefrom the costs associated with private mortgage
insurance.

Some participating lenders and communities also offer grants to support closing costs and down
payments (good models are available such as the program offered by Wellfleet) and slightly
reducedinterest rates on the first mortgage which Needham might consider, working closely with
local lenders. Due to eligibility requirements, with maximum purchase price and homebuyer
requirements, such a strategy is likely to work only for the purchase af-cestricted affordable

units, which are limited. It is also worth noting that MassHousing has introduced a program to
provide down payments and closing costs assistance of up to $30,000 through partner &nders.

Support state legislation or consider a Home Rule petition for transfer tax or impact fees on
high-value home sale$o help capitalize the Affordable Housing Trust Fund. For example, in an
effort to provide some disincentive for transferring property arma decure funding for more
affordable housing development, Nantucket was successful in obtaining state legislative approval
for a transfer tax fee as part of House Bill 4201. This bill requires that the seller pay ¥2% of the
sales price to the Town of Nartket or its designee with some exceptions. The fees are deposited
in the Affordable Housing Trust Fund.

42 While state financing has largely focused on mfalinily rental development, particularly for families, the state
now offers an expanded program to assist fiigste homebuyers with their down payments under tfalowing
conditions:
0 Increased assistance of up to 5% of the purchase price or $15,000, whichever is less.
0 More property types are eligible for assistance including sifeyldly homes, condominium units and, 2
3-, and 4family properties.
0 Il AGKSNI AyO02YS fAYAGA 2F dzLJ 42 wmop» 2F GKS | NBI YSR]
26 Gateway Cities and up to 100% AMI in other communities, including Needham.
0 The assistance is in the form of ayéar, fixed rate loan at 2%. (Exam@##&5,000 down payment assistance
loan = 180 payments of $96.53; 2.011% APR)
o Repayment of the down payment assistance is due upon the sale or refinance of the property prior to the
end of the 15year term and otherwise forgiven.
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A proposed bill, Senate Bill 868, would enable Massachusetts cities and towns to also impose a
fee on certain real estate transfers for use in suppaytaffordable housing. This bill has been
winding its way through the state legislature and would involteasfer fee of no less than 0.5%

and up to 2% on the purchase price of property. The city or town would have the authority to
designate whethethe fee will be paid by the buyer, the seller, or how it would be allocated
between the two. The fee itself was to be paid to the city or town, or its designee. If this bill
passes, Needham would have another resource for supporting its affordable paffonts, and
potentially, the fee would serve as a deterrent to some sales.

¢tKSNBE aKz2dzZ R faz2z o0S a2yYS O2yaARSNIGAz2y (2 adz
wide range of possible legislative, regulatory and programmatic opportunities foedéimg
development and reducing project costs

Consider further property tax reductions for qualifying seniors with high cost burdens
Needham currently provides the following optiottsreduce or defer property tax payments for
qualifyingresidents:

0 Senior Corps Program
b S S R KEovmikion Agin¢COA) offers residents who are 60 years of age or older
and/or have a disabilityo contribute up to 100 hours each year at $14.26 per hour to
"work off" a portion of their real estate taxes, become more involved inligogernment,
and support the delivery of local services. T@Aappropriately matches qualifying
applicants to jobs in municipal departments and schools. Applicants must meet income
eligibility requirements including having a maximum income of $62,000afsingle
individual and $93,000 for two persons. The program operates from July 1st through May
1st of each year and applicants must reapply annually.

0 Property Tax Deferral Program

bSSRKI YQa !iceal®idisie?siB Eropbry Fax Deferral Program that enables
gualifying homeowners to postpone the payment of property taxes until the house is sold
or transferred. The maximum deferral is half of the value of the hame every person
that has a legal or beneficial interest in the property must provide written approval for
the deferral. Each year participants enter into an agreement with the Town to defer all or
part of the tax bill. The agreement is similar to a ledth a specified interest rate set at
4% for Fiscal Year 2023. This interest rate increases to 16% upon the demise of the owner
or a change in ownership.

Eligibility requirements include the following:

The owner and/or spouse must be 65 years of agelder on July 1, 2022 for

Fiscal Year 2023.

Maximum income of $51,000 for married or single applicants (there is no asset

restriction).

Must have primarily resided in Massachusetts for the past 10 years as of July 1,

2022.

Must have owned andccupied a home in Massachusetts for the past 5 years as

of July 1, 2022.

Participants may also use arax exemption for which they are qualified and then

defer any portion of the remaining amount.

Participants have the option to also defer water and sehiés.
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0 Tax Exemption Programs
The Town of Needham allows a number of property tax exemptions to qualifying
K2YS26ySNE 6AGK RAFTFSNBY(G NBIldZANBYSyida ol a8
other qualifications. For example, a homeowner who is asties5 years of age and
married with an income of no more than $30,000 and maximum assets of $55,000 could
expect a tax exemption of between $500 and $1,000 annually. Those age 70 or older may
receive a tax exemption from $175 to $350 if their financiakts are less than $40,000.
Veterans also qualify for exemptions based on the type and extent of their seelated
disability including an exemption of between $1,500 and $3,000 for those living in
specially adapted housing. Another example is thaggally blind owner can expect an
exemption of between $500 and $1,000 without any income or asset requirements.

0 Property Tax Assistance Fund
Older residents and those with disabilities capply for additional property tax relief
through the Property Tax Assistance Fund that is funded by residents and local
businesses. The Fund has supported 421 separate donations over the years with an
average grant of $433.

0 CPA Surcharge Exemptions
Quialfying residents can also apply to receive an exemption of the CPA surcharge if they
qualify as lowor moderateincome homeowners.

While these programs are helpful, given the number of lower incotder residentswho are

spending more than half of theincome on housing costé,it may be useful for the Town to

reconsider some eligibility requirements and benefits to further reduce cost burdens on seniors

and help them remain in their homes andmmunity. The Town should explore similar programs

that address this issue and arenrbby other communities, such as in Sudititg determine if

GKSNB I NB 2LIRNIdzyAiArASa (G2 SyKFIyOS: SELIYRZ 2N

C. CAPACITY BUILDING STRATEGIES

It will be important for the Town of Needham to continue to build its capacity to promote affordable
housing activities. This capacity includes gaining access to greater resofinaesial and technicaj as

well as building local political support,\édoping local and regional partnerships with public and private
developers and service providers, and augmenting local organizations and systems that will support new
housing production and preservation efforts.

This Plan builds on the following orgaaiional structure and resources for the implementation of
strategies and continued oversight of housing initiatives in Needham:

Needham Affordable Housing Trust

The Needham Affordable Housing Trust was created in 2017 under Massachusetts General Laws
Chapter 44, Section 55C, which simplified the process of establishing dedicated housing funds for
supporting affordable housing activitieEhe law provides guidelines on what trusts can do and

43HUD data indicates thahere were 715 homeowners over age 62 who had incomes at or below 80% AMI, and of
these, 489 or 68.4% had cost burdens including 319 or 44.6% with severe cost burdens as they were spending more
than half of their incomes on housing costs.

44 Seenttps://sudburyseniorcenter.orghgpntent/uploads/sites/381/2021/08/FY 26@@hiorMeansExemption
Application.pdfandhttps://patch.com/massachusetts/sudbury/heogescontinuesudburyseniortax-program0
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allows communities to collect funds for housing, segregaterttoait of the general budget into

an Affordable Housing Trust Fund, and use these funds without going back to Town Meeting for
approval. It also enables Trusts to own and manage real estate, not just receive and disburse
funds. As a municipal entity, Ttasre still subject to Chapter 30B procurement rules.

¢KS LlzN1J22aS 2F GKS ! FF2NRIFIO6fS |1 2dzaAy 3 ¢NHzadG Az
affordable housing in the Town of Needham for the benefit of-lamd moderateincome
K2dzaSK2f Ra¢ ® ¢tKS ¢26y KIFIR 0SSyfaNddafehaidingd FSSa
units, which had previously gone into the general fund as opposed to revolving back in support of
specific housing initiatives. The Housing Trust has provided the means to reserve these funds for
housing purposes, which could be suppented by additional resources to further capitalize the

Fund.

The Needham Affordable Housing Trust is composed of all members of the Select Board and one
appointed atlarge member from the community. In addition to managing the Fund, the
Affordable Houmg Trust has sponsored the Small Repair Grant Program that provides small
grants to qualifying homeowners for health and safety improvements as well as a temporary
Emergency Rental Assistance Program that provided funding to help tenants who had los inco
due to COVIEL9 pay their rent® The Affordable Housing Trust typically meets twice annually,
and also deliberates on housing issues as they arise.

Needham Housing Authority

The Needham Housing Authority (NHA) was established during a specialgrafdtie Needham

Board of Selectmen in May of 1948 under the provisions of Massachusetts General Laws, Chapter
121B, as amended by Chapter 574 of the Acts of 1946 and by Chapter 200 of the Acts of 1948.
bl ! Qa YAaaAizy Aa (2 LINEdduSIy foRGMIN6demteidconeS | Yy R
families and individuals and to offer programs and resources to improve the quality of life for
residents, program participants and the broader Needham community while respecting the rights

and privacy of all. NHAnms and manages 316 units of deeply affordable housing, largely for
those with incomes at or below 50% AMI, paying no more than 30% of their income on rent.

Needham Community Preservation Committee

Needham approved the Community Preservation Adiavember 2004, which has been a very
important resource for supporting affordable housing effdftsOver the years the Town has
committed about $3 million of its CPA funds on housing initiatives including:

o $120,000 in recent funding to support an Emeargg Rental Assistance Program.

45 The Emergency Rental Assistance Program was approved by Special Town Meeting in October 2020 to provide
financial assistance to help renters who lost income due to Cb¥itemain in their homes. With an allocation of

$120,000 of Community Preservation fling and another $50,000 from the Massachusetts Ga®@idRelief Fund,

secured for Needham by the Foundation for MetroWest, the Program covered 50% of rent up to $1,500 per month

for up to six months. To qualify, applicants must reside in a private remial including affordable Chapter 40B

units, and have incomes no more than 80% of Area Median Income (AMI). The Town selected the regional non

profit organization, Metro West Collaborative Development, to administer the program.

46CpA approval was basgdy | w2 A dZNODKF NBES 2F NBaARSYy(§aQ LINRLISNI&
of property value as well as for le@nd moderateincome households.
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o $860,500 for four grants to NHA, three for the High Rock Estates project and another for
a feasibility study for redeveloping NHA property.

o Another $150,000 grant to NHA for development consulting services which enabked NH
to bring on the services of the Cambridge Housing Authority to help it determine how
best to refinance much needed property improvements and potential new units.

0 At its 2022 Annual Town Meeting, almost another $1,467,000 was approved to fund
predevelopnent costs for the Linde@€hambers housing project and a property survey
for the High Rock Estates site to better position NHA to receive funds from outside sources
as part of its Preservation and Redevelopment Initiative. At this Town Meeting, the

Communiy Preservation Committee approved a 4e8 A RS 2 F ww:> 27F (K
estimated CPA revenue for community housing, up from a minimum CPA requirement of
10%.

o $370,000 for the Charles River Center (formerly the Charles River ARC) for four grants
including three grants$or existing group homes and another for a new group residence
for five people with significant physical and cognitive disabilities.

o0 $25,000 for ahousing consultant to prepare Chapter 40B guidelines and additional
funding towards a portion of the pattme Housing Specialist position over three years.

NHA anticipated that all of the CPA housing reserve funds will be needed to support its
Preservaibn and Redevelopment Initiative (see strategy IV.B.1). It is possible that PRI funding
may also be needed from the undesignated CPA general reserve (i.e., funding which can be
awarded for any CPA purpose: community housing, historic preservation, qzee sind
recreation). The estimated amounts of funding available in the community housing reserve is
about $2.6 million with another4 million in the general reserve.

WestMetro HOME Consortium

The Town also joined the Metro West HOME Consortium i8 288ich has enabled it to secure

HOME Program funding to address local affordable housing needs. Funding has fluctuated over

the years from an allocation of $57,521 in fiscal year 2009, to $67,387 by 2011, down to $36,149

in 2013, and then as low as $235 and $27,750 in 2020 and 2021, respectively. The Town spent
PpuynZnnn AY |l ha9 FdzyRa F2NJ G6KS / KFNIXISa wi@SNI /
addition to annual operating/administrative funds. Funding also supported two units at High Rock
Homes.

Local and Regional Advocates and Resources

Needham is fortunate to have local organizations that have the interest and capacity to serve as
local advocates and resources for efforts related to promoting greater housing affordability and
diversity. Such organizations include, but are not limited to the following:

This Housing Plan stresses t
importance of being alert to new
government funding and property
that can help leverage locs
resources to address identifie
local needs and piuction goals.

Center at the Heights

Charles River Center

Equal Justice Needham (EJN)

League of Women Voters (LWV)

Metropolitan Area Planning Council (MAPC)

Metro West Collaborative Development (Metro West CD)

Needham Diversity Initiative (NDI)
Needham Historical Commission
o0 Needham Special Education Advisory Council (SEPAC)

O O0OO0OO0OO0OO0OO0oOOo
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o0 Needham United to Advance Racial Injustice (NUARI)
0 Representative Garlick and SenaRauscRa h ¥ FA O0Sa

Because affordable housing policies, regulations, programs and proghgtsn local approvals, building

local support for new affordable housing initiatives is also essential. New funding streams as well as
efforts to make local entities more efficient and effective, such as the Affordable Housing Trust, can better
promote housing services and production. Moreover, frequent concerns raised during the planning
process involved the need to understand and measure the impacts that any action in this Housing Plan
would have on local infrastructure, services, student enrolimgautsl resulting costs. While the following
strategies do not directly create new affordable units, they help build local capacity to do so:

The next subsection includes the following four strategies that will enable the Town to build on the
progress thahas been made to date in promoting greater housing affordability and diversity:

1. Continue to Provide Community Outreach and Education on Houkingll be important to
ensure that there are ample opportunities for community residents and |doalising
stakeholders to provide input on all proposed housing initiatives, offering important feedback to
local leaders and garnering support for approvals.

2. Monitor Targeted Housing Production Goals and the Subsidized Housing Invénidlyalso be
AYLERNIFYG G2 Y2yAG2N 6GKS ¢26yQa LINRPINBaa Ay
eligible units areincluded and remain on the SHIThis include the range of housing types
discussed in this Housing Plan including "Affordable" housing for lower income levels and "Market
affordable" that address the moderaiacome levels that help form the "missing middle" of
moderatelypriced housing choices.

3. ldentify Impacts of Housing Proposalswill be necessarjo analyze a wide range of impacts of
proposed new zoning and development proposals on a prdjggiroject basis but also
undertake some proactive studies to guide future development.

4. Build Locahnd Regional Support and Collaboration for Houdingill be important tobuild local
and regional partnerships and coalitions with entities that can provide support for ensuring
effective and efficient implementation of recommended actions, a@stermining an expanded
role and resources for the Housing Trust vis a vis the implementation process.

This Housing Plan also includes two additional cap#écitging strategies for further study and
consideration including the preparation of a Racigbdct Study and some potential reduction in local
preference for new affordable housing units.

1. Continue to Provide Community Outreach and Education on Housing

Lead EntitySponsoring Entities of Housing Initiatives
Timeframe Near Term and Ongoing
Requires Town Meeting Approvilo

Level of Complexity:ow

BackgroundAs noted above, this planning process has involved a comprehensive community education
and public relations effort to provide important information on basic housing issues and current
conditions. For example, such information included the need for grdatesing diversity as 84% of
Needham's housing stock is owrgrcupied and 83% are singtmily homes.
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It was also explained that the affordable units listed on the SHI, while up to 11.86%, are based on Chapter
40B rules that allow the inclusion of markette rental units in projects along with the dedicated
affordable units.Consequently, the current $ebunt of truly affordable housing units is really 6.24% of
Needham housing units. This is below the required 10% 40B target goal, but Needham is deemed to have
surpassed that goal by counting all rental units.

This planning process also emphasizegliteed for more housing options to meet identified local needs,

as detailed in Section 11.C.7, including the needs of local workers who are priced out of the housing
market, young people and families looking for starter residences (e.g.,$amgily horres, condominium

units, apartments etc.), people with disabilities, and downsizing empty nesters.

Recommendationd/Vhile a major component of the planning process has been an inclusive and robust
community outreach and education process, such actividtesuld remain a priority in the years ahead.
Additional opportunities to engage the community in discussions related to affordable housing and to
present information on the issue are needed to continue to dispel misinformation and help galvanize local
support, political and financial, for new affordable housing production. These outreach efforts are
mutually beneficial as they provide useful information to community residents and important feedback
to local leaders on resident concerns and suggestions.

B OK &aLRyaz2N) 2F | K2dzaAy3d AyAGAFGAGBS akKz2dzZ R YIS
Information Officer to ensure that residents have ample information on these efforts and opportunities

for input. The Town will continue to use its informatiwebsite, local cable access television, special

articles, community events, and other community meetings to provide information on affordable housing
issues and new initiatives. More information should be provided on sustainable/universal design
standards and fair housing for example.

Another consideration for bolstering community outreach efforts is the Municipal Engagement Initiative
(MEI) that is sponsored by Citizens Housing and Planning Association (CHAPA). (see strategy IV.C.4).

2. Monitor Targeted Housing Goals and the Subsidized Housing Inventory

Lead EntityNeedham Affordable Housing Trust
Timeframe Near Term and Ongoing
Requires Town Meeting Approvilo

Level of Complexityzow

Background:This Housing Plan provides targeted Housing Goals (see Section 111.C.7) that can be tracked
over the next five, ten and twenty years, documenting housing production across housing types. The
effects of regulatory reform will take some time to be realizedt ultimately the Town will experience

the development of greater housing diversity to address the wide range of local needs.

Recommendations:The Affordable Housing Trust should take the lead on an annual monitoring of
progress with respect to thenplementation of this Plan, includirfgnetuning and overseeing a full range

of housingproduction goals, with staff support from the Department of Planning and Community
Development This reporshoud6 S Ay Of dZRSR Ay (GKS ¢2gyQa ! yydzZf wS|
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Housing Inventory (SHI) comply with affordability requirements for as long a period of time as possible.
The Town, through its Department of Plamgiand Community Development, has prepared a database
on all affordable housing projects/units in order to better monitor and maintain the affordability of SHI
units*’ The Department will continue to update and maintain this database to effectively nrothiéo
affordability of not only existing SHI units but to also ensure that any new affordable units meet all
requirements and are added to the SHI when eligible.

3. Identify Impacts of Housing Proposals

Lead EntitySponsoring Entity and Select Boggdhool Department/Committee, Town Manager, Town
Engineer, and &artment of Public Works
Timeframe Near term for New Initiatives/Medium term for More Proactive Studies
Requires Town Meeting Approvilo
Level of Complety: High

Background:As new development and rezoning have been proposed in the past, the Town of Needham
has made important efforts to assess the impacts on existing resources. Such impacts can include those
related to traffic access antbngestion, school enroliments, fire and police department services, taxes,
etc. In many cases, the Town, largely through the Planning and Community Development Department,

Impacts from housing initiative
will range significantly based on
number of factors including
location, number of units, and typg
of unit as there will be very limiteg
impact from a new Accessor
Dwelling Unit but considerably
more from alarger development
that is not agerestricted such as
workforce housing. As the Tow
needs a wide range of housin
types to address the wide range
local needs, community impact
will necessarily occur as a result
the implementation of this Housing
Plan.

has brought in consultants to undertake specific
transportation, engineering, andiscal impacts analyses.
Public hearings on these proposed initiatives have also
involved input from residents, particularly those who reside
in close proximity to the proposed project or zoning proposal.
These analyses and public participation have &elgentify
potential problems as well as mitigation measures.

Recommendationsimpact analyses of housing initiatives
need to occur on a projediy-project basis, however,
comments received as part of this planning process have
recommended greater prodgive instead of reactive studies
to guide new development including:

Update the School Master Plan to study the impacts of
recent housing developments and consider those of
proposed rezoning initiatives. This work should also consider
needs related to newschool construction, including
renovations and additions. An updated report on projected
changes in school enrollment is due in the fall of 2022. It is

worth noting that actual school enrollments have thus far been lower than the projections of

4" The Town, through the Affordable Housing Trust, serves as Monitoring Agent to directly moforolabflity
requirements on an annual basis for the older Chapter 40B homeownership projects (e.g., Junction Place, Garden
Street/BrowneWhitney, High Cliff Estates) as well as units that were required as affordable as part of zoning

provisions (e.g., Nedhm Place, Wingate Residences) and the affordable unit at Hamilton Highlands.

Other

monitoring work includes the HOME Program funded group home for adithsserious disabilitieat 1285 South

{GNBSGE FyR
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school dildren for the larger Chapter 40B rental developments. It is further noteworthy that the
most recent enrollment figures showed a higher than anticipated increase in kindergarten
students?®

Examine capacity issues along the entire commeimatidor, focusing on Highland Avenue
Chestnut Street and intersecting streets, and analyze potential impacts related to zoning for an
additional 1,784 housing units througlompliance with MBTA Communities Guidelines.

Use results from the parking stutlyat was conducted by the WestMetro HOME Consortium and
Metropolitan Area Planning Council (MAPC) to inform changes in parking requirements for
housing development. The Town is also working with a consultant to undertake a parking study
for the Town Centeand Chestnut Street Business District that will inform potential changes to
existing parking requirements, and might at some time be expanded to other areas of the
community.

Study public realm (streetscape) improvements and transit alternatives thatbmayeeded to
handle traffic that may result from new development while addressing the special neetteof
residents and those with disabilities

Additionally, while not directly related to housing and somewhat outside the purview of this HdrRlaimg
the following strategies have been recommended to better improve the quality of life for Needham
residents and complement new housing development:

Preserve existing parks and conservation land throughout town and ensure theelong
accessibilitya the public for recreational purposes.

Require new development to consider the importance of creating new public and private open
spaces in all new and renovation projects, where feasible. Consideration should be given to how
open spaces can connect tor expand on, the adjacent open spaces and public realm of the
immediate surrounding neighborhood context.

Require the installation or improvement of sidewalks, bike paths, or pedestrian trails to access
the nearest park or open space in locations wheresita provision of open space is not feasible.
Consider providing additional Towanded internal transportation options to reduce car usage,
connect to existing transit, and assist in the mobility of resideimsluding older residents and
those with dsabilities,6 A § KAy bSSRKIYQa O2NB IINBlFa FyR |2y
Street commercial corridor.

4, Build Local and Regional Support and Collaboration for Housing

Lead EntityNeedham Affordable Housing TruSthool Department/Committee, Town Manager, Town
Engineer, and DPW
Timeframe Near Term
Requires Town Meeting Approvilo
Level of Complexity-ow

BackgroundA major component of this planning process has been a robust community outreach and
education effort to bring in numerous and diverse voices from the community to inform the content of

48 The current Needham Public School projections suggest a decline of 169 students betwe@0262Hhd 2033

34, or from 5,946 to 5,777 students. These projections indicate a much higher level of growtioliment than is
currently occurring with the 2022021 enrollment at 5,483 students as opposed to the forecasted 5,813. With
average school costs of approximately $15,000 per student, savings would be significant.
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the Housing Plan. Nevertheless, the Working Group is aware that mayeirgn community input is
required to not only obtain political support for new initiatives but to also build partnerships and coalitions
with entities that can provide guidance and advocacy for ensuring effective and efficient implementation

of recommendedhctions.

Recommendationswhile the Needham Affordable Housing Trust is the likely entity to pursue such
alliances, it was suggested that the Housing Trust revisit its mission and better define its roles and
responsibilities vis a vis the implementation of this Housing Plan.dtal&® suggested that the Housing
Trust consider broadening its membership to bring in a wider range of perspectives and expertise.
Additionally, recommendations included identifying a role for the Planning Board and Planning and
Community Development Deptment to guide the housing vision and monitor Plan implementation.

The following recommendations have also been offered for consideration to strengthen Town
relationships with other housing stakeholders including realtors, lenders, developers, propersrs,

service providers, and advocates:

Work with realtors, lenders, and others to explore ways of helping buyers purchase existing
smaller homes and save them from demolition.

Help build a coalition among all the advocacy groups in town to find owt fiousing impacts
their goals and how they might be helpful in implementing actions as part of this Housing
Plan. This coalition could be comprised of diversity or fdodsed entities as well as other
community interest or civic group8ecause housing such a pressing community issue, it effects
the missions of many local organizations and constituencies.

Another consideration for coalition
building is the  Municipa
Engagement Initiative (MEI) that
sponsored by Citizens Housing a
Planning Association (CHAP/
Under this program, CHAPA W
partner with the Town to build
coalitions that work together to
address  housing  productio
challenges and bolster nev
development. In other
communities, this program ha
been effective in bringing togethe
local and regional stakeholder
representing  businesses, civ
groups, houses of worship, an
other active constuencies in
supporting local housing priorities

9ljdz- f Wdza A OS bSSRKIYQa K2dzaAy3
coalition meeting, and Needham League of Women Voters
sponsored dorum, dAffordable Housing in Needhamthe

. I a ArOCctbber 2021 The Town could provide support

for additional efforts to conveneuch entities, perhaps on an

annual basis as part of an annual housing summit for housing
stakeholders and residents alike. Ongoing communication

could also be facilitatethrough this coalition building.

Improve communications/collaboration within Town
government boards and committees to be more proactive in
addressing affordable housing needs, opportunities, and
challenges as well as related impacts on infrastructureyrir o
services, the budget, and the school system. This could be
FIOAEAGI GSR 0 KNP dza K LJ- NI A OA LI i
Engagement Initiative.

In order to bolster local support for this Housing Plan, it
has been suggested that the Affordable Housing Trust
consider a formal vote on an expanded housing mission
statement that supports a diversity of housing opportunities

in Town. The purpose of the Affordable Housing Trust, as included in the Declaration of Trust, is
to provide for the preservation and creatiar affordable housing for lomand moderateincome
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address a wide range of housing needs, not just limited to affordable housing targeted to those

with incomes ator below 80% AMI, the Affordable Housing Trust might provide another
declaration related to this broader community goal. As part of these deliberations, the Affordable
Housing Trust might discuss its specific roles and responsibilities within the cohtieetGuiding

Principles, Priority Housing Needs, and recommended actions as part of this Housing Plan. The
Housing Trust might also recommend to the Select Board that it consider another
recommendation from this planning process of appointing afford&ilesing advocates to more

Town boards and committees.

A related recommendation was for the Housing Trust to more fully utilize the considerable powers
that were provided by the state under Chapter 44, Section 55C and proactively pursue housing
developmen opportunities. Other communities are using their Housing Trusts as vehicles for
producing housing. The Housing Trusts in Scituate and Hingham, for example, have acquired
property, made improvements, and then sold or rented the units to qualifying aougp As
mentioned earlier, the Housing Trusts in Manchedigthe-Sea and Yarmouth have issued RFPs

for development proposals. Housing Trusts have also been instrumental in shepherding the
development of Towsowned property into new affordable or mixddcome housing, working

with affordable housing developers, as was the case in Marion for example.

Sponsor a gathering with developers, property owners, and housing entities to obtain feedback
on development constraints and what the Town might do to
better encourage the development of affordable and

It should be noted that renta

developments that acces
financing programs, such as Lg
Income Housing Tax Credit
require a certain size of dast 30
units, but preferably 40 or more tq
be feasible. Developers of suq
housing will therefore be looking
for sites that will accommodate
such density.

49 The Town might also reach out to the following organizations that have proven track records with producing

moderaterate housing in town. It has been recommended
that the Town dok specifically at the Chestnut Street area
between the Town Center and the Jiioo train station for
potential sites for such housing, however, input on
development opportunities in other areas would also be
welcomed. It may be useful for the Town to host a forum
with these entities to gather feedback about reasons why
they would o would not be interested in working with the
Town to create new affordable housifiy.

affordable or mixeencome housing, mostly involving sizable miédinily rental development:

PennRose

The Community Builders
Caritas Communities
BOY A . UNAGK
Rogerson Communities
Beacon Communities

Hebrew Senior Life

| 2dza Ay 3

Newton Community Development Foundation

Winn Development
Maloney Properties

Preservation of Affordable Housing (POAH)

o
o
o
o}
o}
o}
0 Z2Life Communities
o
o
o
o
o}
o}
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Some of this outreach represents a continuation of efforts to work with developers and property
owners to promote greater housing diversity and affordability. Ith&Sy GKS ¢2¢6y Qa SE
that the major obstacles to developing affordable housing has been site control and density. For
example, the Town has been working with Metro West Collaborative Development (Metro West

CD), which is the Community Housing Depment Organization (CHDO) for the West Metro

HOME Consortium with special setides of federal funding, to identify development
opportunities. Thus far, it has been outbid by private entities and the density needed to target

units to lower income hous®lds using government financing programs, such as Low Income
Housing Tax Credits, have generated neighborhood concerns about density.

The Town has also assembled owners of properties in the Town Center and along Chestnut Street
to ascertain the major baiers to new development. The issues of site assemblage, parking, and
the reluctance of owners to embark on any development outside their comfort zones were
identified as major contributing factors.

Besides enhanced local collaboration, feedback dutieglanning process also emphasized the regional

nature of the housing crisis and need to explore opportunities to work across our boundaries to promote
greater housing diversity and affordability. The MBTA Communities Guidelines represent a stéiteinitia

to promote such housing for all MBTA communities in the region that will hopefully result in an expanded
housing supply near transit where greater density is more appropriate. Other opportunities to engage
regionally on the housing crisis include the2 6 y Q&4 O2y i Ay dzSR LI NGAOALN GAZ2Y
l ha9 /2ya2NlAdzy yR (KS aSUiNRLRtAGIEY | NBF tflFyyAy
Other potential regional approaches include providing CPA funding for projects located in a nearby
community where Needham residents will likely benefit, such as the Cape Cod Village project in Orleans
described under strategy IV.B.4.

Capacity Building Strategies for Further Study/Future Consideration

Conduct a racial impact studyp determine whether Needham's existing residential zoning has a
disproportionate impact on Black, Indigenous and People of Color (BIPOC) and other groups
protected under the Federal Fair Housing Act (FFHA). It is likely that the Town would hire a
consutant to conduct such a study, working with the Select Board and NUARI.

Explore potential reductions in local preferenge affordable housing lotteries. State Guidelines

indicate that the Town must obtain approval from DHCD when requesting local predefenc

those who live and/or work ilNeedham, or have children attending local schools, as part of the

lottery process and initial occupancy. The Town must provide documentation to DHCD on the

local need to provide housing for residents to obtain this appi. The Town has obtained the

highest level of local preference, at 70%, for each of the Chapter 40B rental developments. It has

been suggested during this planning process that such a high level of local preference might
negatively affect applicantsfo 02t 2 NJ 3AGSYy DbSSRKI YQa NBfIl GADSE &
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Appendix 1
Implementation Roadmap: Summary of Housing Strategies
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